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SECTION 202: PRESENT PROBLEMS—PROPOSED
ALTERNATIVES

WEDNESDAY, APRIL 11, 1984

Housk oF REPRESENTATIVES,
SerLecr COMMITTEE ON AGING,
SuBcoMMITTEE ON HoUSING AND CONSUMER INTERESTS,
Washington, DC.

The subcommittee met, pursuant to notice, at 9:30 a.m., in room
2212, Ra&:urn House Office Building, Hon. Don Bonker (chairman
of the subcommittee) presiding.

Members present: Representatives Bonker, Hammerschmidt,
Evans, and Ridge.

Staff present: Rebecca Beauregard, staff director; Gretchen Sor-
ensen, research assistant; Nancy Mulry, staff assistant; Pat Law-
rence, minority staff director; and Chris Green, minority research
assistant.

OPENING STATEMENT OF CHAIRMAN DON BONKER

Mr. BoNkeR. The committee will come to order.

This is the Subcommittee on Housing and Consumer Interests of
the House Select Committee on Aging, and today the subcommittee
is meeting for the purpose of reviewing section 202 program oper-
ations.

Through the testimony this morning we hope to learn more
about specific program problems and HUD’s efforts to solve them.
Some of our witnesses will propose additional policies that they be-
lieve could improve the effectiveness and efficiency of the program.

The section 202 Direct Loan Program for the elderly and handi-
capped is one of the more popular and successful of the Federal
Government’s housing efforts. Since its revamping in 1974, over
95,000 units of section 202 elderly housing have been constructed,
with an outstanding record of only one foreclosure.

Section 202 satisfies more than the basic need for shelter. Special
design features such as congregate space, nonslip floors, lower
shelves, and emergency call systems are incorporated into these
housing projects. A supportive environment is created where social,
physical, and emotional needs can be met without ,-opardizing
one'’s independence.

The section 202 program is of immeasurable value to older Amer-
icans. But it's also important to the Federal Government. Through
this and other programs we can help avoid the unnecessary place-
ment of frail individuals in costly institutions.

(1
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Today’s hearing is being held in response to concerns expressed
by aging and housing constituencies about the section 202 pro-
grams’ growing inability to function as Congress intended under
current HUD policies.

Since this administration took office in 1981, it has proposed and
implemented several policy changes to reduce section 202 program
costs. Now, I think everybody on this panel can agree that cost re-
duction ought to be an imperative in ani Federal housing program.
But what is disturbing is the onesided burden HUD has placed on
section 202 sponsors to achieve savings. The burden has become so
great that many of us have begun to seriously question the admin-
istration’s commitment to the production of housing under this pro-
gram.

We are particularly disturbed by the Department’s lack of atten-
tion to problems relating to fair market rents, interest rates, and
processing time.

I think this is an a{:propriate time to mention that as chairman
of the subcomi.iittee I am sending a letter to GAO which will re-
quest an evaluation of the process used to select sponsors for par-
‘:ticipation in the section 202 program.

Last year HUD changed the system under which section 202
funding applications are weighted and ranked. Prior to this change
all applications were rated and ranked by HUD’s area offices and
then sent to Washington, DC, for final selection. These final selec-
tions were made taking into consideration other national goals as
well as the erea offices’ technical ~atings.

Under HUD’s this new selection procedure, project applications
are rated by the area offices. Then they are submitted to one of the
10 regional offices where they are rated once again. At that time
the regional administrator can assign a rating of up to 10 addition-
al points per application for overall feasibility of a project.

Unfortunately, there are no guidelines in glace for use by the re-
gional administrator in applying the 10 additional points. Thus,
latitude exists for some political consideration for any one of a va-
riety of reasons. I'm not necessarily making this charge, but it is a
potential problem not only for this administration but future ad-
ministrations using this selection system.

During these past several months my subcommittee staff has re-
ceived several complaints about new project selection procedures.
The most serious of these involves the alleged selection of projects
on a political rather than merit basis.

I think the best way to handle this situation is to submit re-
quests to GAO asking for an evaluation of these new procedures.
Perhaps the witnesses this morning from the administration can
enlighten us on the new procedure.

And that brings us to our first witness, who is one of HUD's
Deputy Assistant Secretaries. We were to have Assistant Secretary
Maurice Barksdale, but, I understand he is ill. He will be replaced
today by Deputy Assistant Secretary Silvio DeBartolomeis. I hope
that’s the right pronunciatiorn. If not, the witness can correct me,
or maybe Mr. Hammerschmidt has a better grasp of the Italian
language and he can help me.

C.



3

I would like to at this time call upon the distinguished ranking
member of this subcommittee, Mr. Hammerschmidt, for any open-
ing comments he may have.

STATEMENT OF REPRESENTATIVE JOHN PAUL
HAMMERSCHMIDT

Mr. HaAMMERSCHMIDT. Thank you, Mr. Chairman.

Mr. Chairman, I think that it's an excellent idea to convene this
hearing on the section 202 program. Since its revision in 1974, this
has been one of HUD’s most successful housing production pro-
grams, providing about 100,000 units for low and moderate income
handicapped and older persons. Because of the enormous cost,
HUD requested and Congress authorized the elimination of the sec-
tion 8 new construction program and new public housing starts. In
general, HUD has stated that there is no longer a need for more
section 8 new construction or public housing, because efficient.
rental housing is on the market.

HUD maintains that the principal problem is housing affordakil-
ity, and that what is needed instead is a housing payment prezram.

In its fiscal year 1985 budget and in the 4 previous years, HUD
has requested 10,000 units of section 202. This is, however, almost
30 percent less than the 14,000 units for which Congress has appro-
priated funds. The overall decrease in Federal housing production,
the small number of section 202 units requested, and some deci-
sions made by HUD in the last few years, have given rise to ques-
tions about HUD’s commitment to continuing a viable production
program for elderly and handicapped housing. These decisions in-
clude the original cancellation policy, problems with increased 202
interest rates, and insufficient fair market rent increases.

We have convened this hearing so that we can gain a better
sense of HUD'’s commitment to the 202 program. There are some
intrinsic problems with the program, such as the 1984 expiration of
the 9% percent interest rate. We are, therefore, interested in hear-
ing HUD's concepts on how this program must be changed to
remain feasible to produce housing for low and moderate income
elderly and handicapped persons.

Mr. Chairman, I would note this morning that we have a distin-
guished member of the full committee with us, Mr. Cooper Evans,
who has a decided interest in the activities of this subcommittee.
Welcome to this subcommittee hearing, Cooper.

And I would also like to join you in welcoming Mr. DeBartolo-
meis to our committee, in lieu of Mr. Barksdale, and welcome all of
our witnesses whom we're going to hear from later. Thank you,
Mr. Chairman.

Mr. Bonker. Thank you, Mr. Hammerschmidt.

Mr. Evans, do you have any opening comments?

Mr. Evans. No remarks.

Mr. BoNkER. Welcome to the committee this inorning.

Mr. DeBartolomeis, if you would begin. You may submit your
full statement for the record and summarize it for the subcommit-
tee, or you may read your entire stateinent.
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STATEMENT OF SILVIO DeBARTOLOMEIS, DEPUTY ASSISTANT
SECRETARY FOR MULTIFAMILY HOUSING, U.S. DEPARTMENT
OF HOUSING AND URBAN DEVELOPMENT

Mr. DeBarRTOoLOMEIS. Thank you very much. As you know, Mr.
Barksdale is in the hospital and is having some tests taken and has
asked that I step in instead.

I am pleased to have the opportunity to testify before the sub-
committee and to discuss the section 202 program for the elderly
and handicapped housing. As you know, this program is one of the
oldest and most successful programs the Department operates. It is
a key component of HUD's efforts to address elderly housing needs,
efforts which are reflected not only in the subsidized housing pro-
grams such as public housing, section 8, and section 202, but in the
insured housing and our institutional programs as well.

At this time HUD and the administration are taking steps to
provide a new approach to basic rental housing assistance. Our
move toward housing vouchers underpins a strategy to develop effi-
cient subsidy mechanisms and to make as full use as possible of the
existing rental housing stock on the private market. We are
moving away from the traditional production-oriented subsidy pro-
grams of the past simply because they are too expensive.

Nevertheless, we continue to recognize the special nature of and
unique need for housing designed for the elderly and handicapped.
This is the reaso., that we intend to continue the production of sub-
sidized elderly housing under section 202 at the same time that we
are terminating or phasing out other subsidy programs for new
construction. I believe this clearly helps to demonstrate our com-
mitment to the elderly.

You have asked me to give you a brief overview of how the sec-
tion 202 program evolved, and I am glad to do this. The section 202
program was authorized by the Housing Act of 1959. The program
provided direct Federal loans at below market interest rates, gener-
ally 3 percent, for the construction or substantial rehabilitation of
rental housing for the elderly or handicapped, whose incomes were
above the level set for admission to public housing, but below that
needed to pay rents for adequate private housing. No new loans
were reserved unler the original section 202 program after 1970,
because it was superseded by the section 236 Rental Housing As-
sistance Program enacted in 1968. It was felt that elderly needs
could be met through the interest subsidies provided under section
236. As you know, in 1973 the then current subsidy programs un-
derwent intense reevaluation. All subsidized programs, including
section 236, were subject to a moratorium. Again, the needs of the
Nation's elderly were reviewed in conjunction with existing hous-
ing programs.

The Housing and Community Development Act of 1974 revived
and revised the section 202 program for the elderly. The act made
several key changes including: One, providing for direct loans
based on Treasury’s average borrowing rate on all debt, plus an al-
lowance to cover administrative costs, and two, directing that the
orogram be utilized in conjunction with the section 8 Housing As-
sistance Payments Program, by requiring that the availability of

S
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monthly assistance payments under section 8 be considered when
determining project feasibility and marketabilit-

The form of the program now is familiar to ...0et of you. Section
202 provides direct loans to private, nonprofit organizations, spon-
soring the construction or rehabilitation of rental or cooperative
housing for the elderly or handicapped. These pro{ects also receive
section 8 .ubsidies to enable low-income households to afford the
rents. The housing 'projects must be designed to provide access to
an assured range of necessary services for their occupants. These
services may include health facilities, continuing education, recrea-
tion, counseling, referral services, transportation to social services,
and programs to encouraFe and assist occupants to use the services
and facilities made available. Projects also may include essential
services facilities such as dining facilities or multipurpose commu-
nifz rooms.

lso, section 202 funds are used for aonelderly handimed
projects. Funds are provided for housing which can be utili to
demonstrate innovative methods of meeting the special needs of
the nonelderly handicapred by providing a variety of housing op-
tions ranging from small group homes to independent living com-
plexes. Such hcusing is required to provide for access to the resi-
dential community at large, including employment opportunities.

The Housing and Community Development Act of 1980 changed
the definition of development costs for the 202 program to permit
the acquisition of existing housing and relate«f facilities with or
without moderate rehabilitation, for the purpose of providing group
homes for the nonelderly handicapped. By authorizing the pur-
chase of existing housing requiring little or no rehabilitation, the
supply of e‘liigible properties should be increased and processing
time reduced. We also believe that community acceptance of
projects for the handicapped should be enhanced, since few changes
in the exterior of such acquired homes usually should occur in
their conversion to group homes.

I should also remark on two other aspects of the program. First,
section 106(b), nonprofit sponsor assistance loans, can provide a
portion of the startup funds which many nonprofit sponsors lack
for such expenses as legal and consulting fees, organizational ex-
penses, preliminary site engineering architectural fees and site
control. These loans are interest free and may be used to cover the
cost of planning the construction and rehabilitation of section 202

prgjeecct,s.

ond, the Congregate Housing Services Program is being con-
ducted in existing and newly constructed section 202 projects on a
demonstration basis. It was started in 1980 pursuant to authorit
orovided in the Housing and Community Development Amend-
ments of 1978. The demonstration program includes full meal serv-
ices, and those additional supportive services such as honsekeeping
aid, personal assistance or other services deemed essential for tem-
porarily disabled, handicapped elderly, or other handicapped per-
sons to maintain independent living standards and aid in prevent-
ini premature or unnecessary institutionalization. The Hebrew Re-
habilitation Center for the Aged, in Boston, is now conducting an
evaluation of the cost-effectiveness of this type of care compared to



6

the cost of traditional institutionalization. The evaluation is due for
completion in December of this year.

In summary, the section 202 program has been both durable and
responsive to a wide range of elderly needs. Sincs reactivation of
the program in 1976 through fiscal year 19883, almost $6 billion has
been reserved, regzreeenting 2,451 Projects, and 147,070 units. For
fiscal year 1983, 322 projects, with 14,085 units, received fund reser-
vations for $633.3 million. ApFroximately $666 million—estimated
to finance the development of 14,000 units—will be available for
fund reservations in fiscal year 1984.

You have asked me to note the operational problems of the sec-
tion 202 program and the steps the Department has taken to over-
come them. I should state that in general we have viewed the sec-
tion 202 program as working exceptionally well. We have taken
steps to improve it at various times and I will describe some of
these efforts.

First, we have always felt that cost containment should be an im-
portant aspect of our subsidized housing programs, and section 202
18 no exception. Our research has indicated that in terms of devel-
opment costs, the section 202/8 program tended to be on the high
side relative to other J)rograms. This has created relatively high
direct subsidy costs and has led us to look at appropriate measures
to reduce these costs. In 1982, the Department revised its policies
and procedures in order to promote cost containment in approved
new construction and substantial rehabilitation projects. The meas-
ures undertaken include: One, a prohibition on the use of excessive
amenities—for example, swimming pools, balconies, saunas, jacuz-
zis and dishwashers; two, a prohibition on the use of unusual build-
ing configurations; three, a limitation on the size of units and the
number of bathrooms; four, a minimum requirement for 256-percent
efficiency units; five, a prohibition on the use of two-bedroom units,
except for managerial units, and for projects designed for nonelder-
ly handicapped households; and six, an increased proportion of
funds used for actual dwelling use as ‘c_;pposed to commercial space.

We have been successful in our efforts. Per unit development
costs have been reduced, and we see evidence that, these costs have
been held at or sliﬁhtly above the inflation rate over approximatel
the last 7 years. This is important because it can reduce our overall
direct subsidy costs. In this regard, I should note that the life cycle
subsidy costs of the program, which account for both direct and in-
direct subsidies, tend to be lcwer relative to other subsidized pro-
duction programs due to the absence of tax-related subsidies. Ef-
forts to contain development costs, then, can magnify this advan-
tage. And I should state this categorically, cost containment meas-
ures and the reduction in external amenities have not and will not
adversely affect either the quality of construction or of living space
provided for this Nation’s elderly citizens. When we first issued our
cost containment notice in November 1981, we made it abundantly
clear that cost containment does not mean that HUD will tolerate
cheap construction, poor workmanship or inadequate design.

One issue that has been associated with our cost containment ef-
forts is our stance on competitive bidding.

Competitive bidding has been part of the Federal Government’s
general effort to obtain the best services for the lowest cost to the

i)
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taxpayer. It is vitally important that this tool for achieving econo-
my be used to maximize the use of scarce subsidy dollars in the
production of assisted housing, in order to provide the greatest pos-
sible number of housing units for the elderly.

Recent legislation, now being implemented by HUD, uires
competitive bidding only when project loan amounts exceed $2 mil-
lion or when the projects exceed 110 percent of the new const-uc-
tion fair market rents; or when the project is sponsored by a lsbor
organization it is exempted from competitive bidding. Therefoie, if
cost benefits truly exist in the development team approach, they
should be reflected in rents that do not exceed the fair market
rents. The loan amount exemption excludes a significant portion of
the dproject,s. For example, 215 of the 322 projects which received
fund reservations in fiscal year 1983 are under the $2 million level.

In 1983, HUD made a special study of 12 projects that have used
the competitive bidding process. All proje-ts were subjected to reg-
ular HUD estimate of costs. Competitive bidding was used to obtain
a general contractor rather than the usual method of negotiation.
The resulis show that 759 units were built at an average savings of
$3,837 per unit. The average savings ‘per Sroject were $242,662, for
a total savings from all 12 projects of $2,911,952. By using the dol-
lars saved, the number of units constructed could have been in-
creased by 8 percent. This clearly is the most efficient use of
budget resources for the section 202 program.

A second improvement in the program has resulted from changes
ovar several years in the selection review process. Prior to 1978 the
review piocess for the selection of sponsors was focused on the
sponsoi s experience, including organizational capacity and finan-
c;_?_l strength. The procedure was carried out entirely by central
- ffice.

'n 1978, the rules for selection were put into handbook form and
the resprasibility for sponsor review and selection was transferred
to the fi2ld. At this time a rule was instituted requiring the avail-
ability of a specific site for elderly projects. This requirement did
not apply to projects for the handicapped.

In 1982, in order to assure greater uniformity in selection stand-
ards used in the field, central office developed a standard ranking
sheet to be used by all field offices. A 100-point selection standard
system was instituted. Experience of the sponsor counted for 20
poin »; financial capacity for 30 points; site location counted for 15
points; items relating to cost containment—for example, design—
counted for 30 points; and displacement and relocation made up
the remaining 5 points.

Last year we changed the system to include 10 points for region-
al administrators to use as an indicator of overall feasibility. This
year, a more specific justification is being required for the award-
ing of these 10 points.

Thus, the selection process is updated each fiscal year to reflect
prograra improvements. Applicants are notified annually of revi-
sions in submission requirements, ranking criteria, and selection
procedures.

Third, we have established an extension policy for our subsidized
projects, including this program. This policy was necessary because
of scarce subsidy funds and the large number of projects languish-

11
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ing in our pipeline, causing increased construction costs each year
and not providinsg8 housin?rfor the intended occupants. In March
1982 and July 1983, field offices were given explicit guidance on the
conditions under which extensions could be granted. Prior to
March 1982, extensions beyond the initial 18-month period to reach
start of construction were routinely granted without adequate justi-
fication. Tho March 1982 instruction included timetables for
rrojects reserved in fiscal year 1980, and prior years. Additional al-
owances were made for Xrojectu in litigation and projects for the
nonelderly handicapped. A memorandum reiterating these policies
will be issued soon to all our field offices.

The July 1983 instructions further refined the Department’s ex-
tension policy. Projects reserved in fiscal year 1981 were expected
to reach start of construction within 18 months unless: One, the
project was for the nonelderly hand- @ped and was selected with-
out a site. Such projects could receive 6-month extensions from the
field office; two, the project was subject to HUD-caused delay or,
three, the project was subject to litigation. Although this policy
may be viewed as restrictive, it is important to note that units
stuck in the pipeline provided no one with housing. Only construct-
ed units do so.

When fund reservations are canceled, section 8 funds can then be
awarded to more feasible projects. Section 202 funds recaptured
from prior years’ reservations may not be reused.

In closing, I would liké to reiterate that the Department consid-
ers the section 202 program to be one of its most effective and be-
lieves it to be working exceptionally well {-: providing cost-effective
housing assistance for the groups it's intended to serve.

I hope I have answered your request for information, both about
the history of the program and also in regard to improvements the
.Dg{).aréxéxent has made in its policies and operations since it was
initiated.

If there are further questions, we shall be very happy to provide
additional information.

Mr. BoNkeR. I thank you Mr. DeBartolomeis for your testimony.
I assume that what you have just read was the statement that was
to have been presented'})‘z Mr. Barksdale.

Mr. DeBarToLOMEIS. That is correct, sir.

Mr. BonkER. OK. I think the record ought to reflect this fact.

You heard in my opening comments that I intend to write GAO
asking for an evaluation of HUD’s new rating system. You did
touch upon this change in your statement.

I don't think anybody can take issue with the need for a rating
system. The point breakdown looks fairly adequate to me.

Last year HUD changed the system to give 10 points to the re-
gional administrators for their discretionary use.

Now, under the previous system, an area office would make its
recommendation to the Washington, DC, office after which final de-
terminations would be made. Under the new a{n'ocedure, applica-
tions also are submitted to 1 of the 10 regional offices where the
point sistem is applied and the administrator can include the 10
points, based on overall feasibility.

Are we led to believe that the regional administrator, in effect,
has the final say on projects wi:hin his region?

12
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Mr. DeBartoLoMEs. | wouldn't say that they have the final say.
The prior selection process had the field offices making the pcint
determinations and forwarding them to the regional administrators
for a review. Those were then submitted to the central office where
we made another review, to assure that all of our policies and pro-
cedures were followed.

As we have the program now, the field offices make recommen-
dations, ﬁoint recommendations, which are on the rating sheets.
They make those recommendations to the regional administrator’s
stafl.

Mr. BoNKER. When you say “make recommendations,” does that
mean that the field office actually assigns the points?

Mr. DEBarToLoMEIS. That is correct, sir.

Mr. BoNKER. So, the field office does that work?

Mr. DeBartoLoMES. Yes, they do a portion of that work, that is
correct.

Mr. BONKER. So the points are then applied, except for the 10
points? The 30 points for financial capability, the 20 points for ex-

rience of the sponsor, those points are actually applied by the

ocal office, or the regional office?

Mr. DEBArToLOMEIS. That portion of the process has not been
changed. Essentially, what the field offices do is gut the points for
the borrower's capacity, which the maximum is 20, the borrower's
financial capacity, the maximum is 30, location, site, neighborhood,
that maximum point value is 15. The modest design, cost contain-
ment, that point value is 25.

On the form that we have, which I could sead you a copy of, if
you don’t have, the standard ranking criteria format, there is a
;I)‘lace for the field office score and the overall rating on the slot.

here is another place for the regional office to go over it and to
ensure that the area office did the proper——

Mr. Bonker. Now, when yr1 say “ensure”, if the area office had
on « particular application, .5 points for financial capability and
the regional director felt thet it should be 20 points, could he
change those points or does he “ave another column where he in-
serts his own recommendations”

Mr. DEBARrTOLOMEIS. He can revise it to a certain extent——

Mr. BoNKER. So, he can change thie vointing system on applica-
tions that are submitted by the field office?

Mr. DEBARTOLOMEIS. A very minor amount, withcut——

Mr. BonkEer. Well, can he?

Mr. DEBarToLOMEIS. He does have the authority to change the
g:)ints. Let me tell you a little bit more about what the rationale is

shind that. We have found that in some area offices, within a
same regional jurisdiction, will give more points for the same bor-
rowing sponsor, and give more points for financial capacity than
another office would.

What the regional administrator is trying to do is to ensure an
even administration of the policy within the region.

Mr. BonkER. Yes, but if [ were a head person in a field office and
[ did a careful and fair job of evaluating an application, submitted
it to the regional office where they don't have the same intimate
knowledge of that project, and they substantially revised the
points, | would wond.'r why I was doing it. Won't it become discour-
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aging at some point to go through this process only to have it tam-
pered with by the regional administrator?

Mr. DeBartrorLoMes. I don't look at it as tampering. I look at it
in terms of monitoring to make sure that the policies are adminis-
tered in an even fashion.

Mr. BoNkeR. Well, you do more than monitoring. I think you are
evaluating, you are reviewing, and you are changing the point allo-
cations. And then beiond that, the regional administrator has a 10-
percent bonus that he can apply, at his own discretion. He can
really pretty much call the shots from the onal office. Is that
the intent? If that's HUD’s intent, that’s all right.

Mr. DeBarroLomE:s. I don’t look at it in terms of tampering. 1 do
look at it in terms of administering the program on an even basis
and the evaluation of the project. As I said, the area office does
make the recommendations and the regional office takes those rec-
ommendations into consideration. The regional office staff make
the final point determination.

Mr. BoNKER. Let me ask you this: We all know that the regional
administrator is a political appointee, and that the field off:ce staff
people are more or less permanent employees of the Federal Gov-
ernment. How do J'ou avoid a situation, not only in this administra-
tion but future administrations, in which the regional administra-
tor, who is political, van just overturn what are seen as important
and fair decisions by the field office for political considerations?

How do you avoid this if you allow so much discretion by the re-
gional administrator?

Mr. DeBarroLoMEss. It's not a blanket discretion. As the pro-
gram has been modified this last fiscal year, we do require justifi-
cations for any deviations resulting in a change of more than 5
points from the sum of the field office score on criteria 1-4. With
regard to ‘he 10 points that the regional administrator has for
overall feasibility, some of those points are used to ensure that cost
containment in evenly administered, as well as give credit to appli-
cants.

Mr. BoNkER. Let’s talk about the 10 points. You say in your
statement that this year a more ipecific justification is being re-
quired. What do you mean by “more specific justification’’? What is
your intent?

Obviously HUD feels a little uncomfortable about the regional
administrator having full discretion, that perhaps he ought to have
some criteria or at least some accompanying written remarks pro-
viding more specific justification for the 10 points. What would you
ask of the regional director in terms of specific justification for the
10 discretionary points?

Mr. DEBARTOLOMEIS. Sir, on the 10 points, what we're looking for
in terms of the overall feasibility, is to make sure that cost contain-
ment is administered in an even manner. As far as minority busi-
ness enterprise goals, we do have those goals in each region.

Mr. BoNKER. Are these going to be specific criteria?

Mr. DEBARTOLOMEIS. Are you saying at specific points?

Mr. BoNkER. Well, you are throwing out some statements and I
am wondering how those statements are going to be translated into
policy for the regional administraters. Have you sent them a list of

14
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certain considerations or factors that ought to be considered in the
process of assigning the 10 points?

Mr. DEBarToLoMEIs. I don't know if we sent any formal instruc-
tior 5 to the field.

} ir. BONKER. Then how would you know?

Mr. DeBarToLOMEIS. I have just been informed by our Deputy
Assistant Secretary for Policy and Budget that Assistant Secretary
Barksdale has discussed with the regional administrators what
those 10 points should be.

Mr. BONKER. A list of criteria?

Mr. DEBarTOLOMEIS. That'’s correct.

Mr. BONKER. Can you submit those for the committee record?

Mr. DeBarToLoMEIS. I don’t have a formal 10 point list. I will
provide you with a copy of that information.

Mr. BoNKER. But can you read them off now? You can bring
anyone else to the witness table.

r. DEBARTOLOMEIS. Let me just state that 1 would be glad to
provide you with some information on what we're looking for on
the overall feasibility. I don’t have thet with me right now. I don’t
have the benefit of knowledge of what Mr. Barksdale discussed
with the regional administrators. I have just been informed that he
did discuss with the regionial administrators what we're looking for
in those 10 points and in terms of what justifications we'd like to
have. The regional administrators do have the authority to assign
up to 10 point.

[The following information was subsequently received from Mr.
DeBartolomeis:]

The granting of up to 10 points under this criterion is based on an overall evalua-
tion of the project by the Regional Administrator. Factors that could generate hiﬁh
ratings under “overall feasibility” might include elements such as: (1) a modestly
priced site which is ideally located in terms of the needs of the clientele to be
served: (2) a functionally efficient design which is well within cost containment
guidelines; (3) commitment by the sponsor/borrower to put outside resources or
services into the project over and above those normally provided; (4) the project is to
be located in an area of acute need, and reflects unusually strong community sup-
port; (5) the project is sponsored by a minority organization; (6) the project includes
innovative features that will enhance the quality of service to be provided to the

proposed residents. For fiscal year 1984, Regional Administrators are required to
provide documentation in support of their ratings under Criterion No. 5.

Mr. BoNKER. Well, if yeu could have Secretary Barksdale provide
to this committee the criteria that should be the basis upon which
regional directors assign their 10 points, I think we'd be terribly
grateful.

Mr. DEBARTOLOMEIS. Yes, sir.

Mr. BoNkKER. Mr. Hammerschmidt?

Mr. HamMMERSCHMIDT. Thank you, Mr. Chairman.

Let me just comment a little bit further along the same line as
the chairman. [ don’t worry so much about possible political consid-
erations at the regional level, vis-a-vis, decisions made at the area
administrators’ level. But I do have some concern about the know!-
edge and expertise that resides at the regional level versus the
area level. I think that the area level people know a lot more about
the projects, and I think within that framework we have some con-
cerns about the criteria for awarding an additional 10 points by the
regional office and I'd just make that comment for the record.
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Mr. DeBartolomeis, since we are no longer constructing new
rublic housing units under section 8, other than what’s in the pipe-
ine, and the private sector’s not building many lower and moder-
ate income housing units, I wonder about Bour request for 10,770
units. Or am 1 correct in :e?ing that HUD has requested 10,000
units for this year? I noti in your testimony you say that ap-
proximately $666 million, estimated to finance the development of
14,000 units, will be available for fund reservations in fiscal 1984.
But yet is your request for 10,000 units?

Mr. DeEBarroLoMEIS. Yes, sir. In fiscal year 1985 we have a
budget O&roposal which requests $500 million in budget authority
for 10,000 units, as we have done so for the last 3 years. I do fur-
ther understand that each yeat:;gou have given us a little bit more
tllx)?)n thtose 10,000 units requested, and I don't recall us complaining
about i1t.

Mr. HaAMMERSCHMIDT. So that reflects a budget consideration
ratlg)er than, probably, the real need that’s out there; is that cor-
rect’

Mr. DEBARTOLOMEIS. That is our budget proposal, sir.

Mr. HAMMERSCHMIDT. On page 10 of your testimony you state
that when fund reservations are canceled, funds can be awarded to
more feasible projects. In fact, you say in your testimony that units
stuck in the pipeline provide no one with housing. Only construct-
ed units do. Which I certain% would agree with.

Then you say further, “When fund reservations are canceled,
funds can then be awarded to more feasible projects.” Well, when
our staff of this committee met with HUD last week, they were
told that when a 202 project does not go to construction, those
funds are lost. Further, they were told that 4,000 units were recap-
tured in 1982 and 1983, and I wonder if you could comment on that
and tell us how many units of section 202 has HUD recaptured
since 19807 If you could provide us with some reasons for the recap-
ture and provide the subcommittee with a breakdown of these fig-
ures, including whether it was elderly or handicapped and the
number of recaptures per field office.

The part of that you would like to respond to now verbally I
would accept, and if you want to supply the rest for the record, we
would accept that as well.

[The following information was subsequently received from Mr.
DeBartolome:s:]

There are several reasons for fund reservations being zancelled. Most cancella-
tions pricr to fiscal year 1982 were a result of a decision by the Borrower to relin-
quish the fund reservation. Such a decision could result from loss of a site, a finan-
cial requirement that the Borrower could not meet, community opposition, or a vari-
ety of other reasons. Since January 1982, many cancellations have been initiated by
the Department as a result of failures on the ’part of Borrowers to meet established
deadlines. Borrowers failed to meet deadlines for a variety of reasons, such as loss of

the site. cost problems, inability to meet cash requirements, community onposition,
loss of the contractor, inexperienced consultants, etc.

Mr. DeBarToLoMEIs. With regard to the statement that I made
this morning, on page 10, I noticed an error before I came down, in
the formal statement, and the statement that I believe was distrib-
uted to you, there is a minor change.

As [ have said in the testimony this morning, when a fund reser-
vation is canceled, section 8 funds can then be awarded to more
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feasible projects. Section 202 funds, recaptured from prior years’
reservations, may not be reused. That was an an.endment that I
caught this morning. The section 8 funds that are recaptured do go
to fund the fiscal year 1984 202 projects.

Mr. HamMmMERscHMIDT. Fine. Then would you provide us with the
other information for the record?

Mr. DeBarToLOMEIS. Yes, sir, I'd be glad to provide you with in-
formation on our recaptures, from 1980 forward in terms of break-
down between elderly housing or handicapped.

Mr. HammEerscumipt. OK.

In your commendable efforts to create cost savings in the pro-
gram, through competitive bidding, I noticed that you put down the
amount of savings at $3,837 per unit, and so on and so forth. Could
you give us the average cost of the units in those 12 projects, those
759 units?

Mr. DeBarrtoromEis. Well, they have a mortgage amount ranging
between $2 million and $7 million. I don’t have that exact figure
for you right now.

r. HHamMMerscumipt. Could you provide that per unit cost for
the record?

I notice you have figures concerning other projects in your state-
ment. | think it would be helpful if we knew what those were cost-
ing per unit.

Mr. DeBartorLoMEIS. I'd be glad to do that, yes, sir.

[The following information was subsequently received from Mr.
DeBartolomeis:|

COMPETITIVE BIDDING—DATA

Unit cost and savings

et * Amount
BOSIO

Hebrew Renab Center for the Aged (HRCA) - 160 umits— 1983, project
Ny )5 EH190

Negotiated contractor’s prce (2328} $7.344.800
Low bid ! .. 5.895,035 $36.843 per umt cost
Ditference 1,449,765  $9.061 03 per unil savings.

Potcent reduction 15 19 ) percent
Newlcn Jewish Community 1000 unils  198], project No 023 EHI84

HUD estimate <2326 4,030,552
Low bid 3.812.376  $38.124 per uml cost
itference 218.176 $2.181 76 per umt savings

Pereent teduction 5 5 3 percent

10S ANGELES
Sar Beraardiac P24 148 amts 1979, project ko 122 EHOL/

HUD estimate - 23261 6.400.000

tow ul 5.800.000 $39.190 per umt cost
itterence 600.000 $4.054 05 per unit savings
Vst ent teduction 15 9 4 percent

0tS MOINES
~or prehenoye System 17 s 1980, project No 074 £HOO4
HUC eztimate 780978
tow bt . 218.928  $23.244 per umit cost

L7
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COMPETITIVE BIDDING—DATA—Continued

] Projects Amount Unet cont and savings
Diference e, i 2050 $170.83 per unit savings.
Percent reduction 0 7 percent.
Hetritage Village Apts—-50 umts —1981, pm;ect No 074-EH039:
HUD estimate R 1,893,124
Low bd 1,119, 1902 $35,599 per unit cost.
DrHerence _ 132 222 $2,264.44 per unii savings.
Percent reduction 5 98 percent.
Mount Carme! Apts—50 umts—1981, proyect No 074-EH04)-
HUD estimate . — 1.380.226
Low b ~ 1.365,579  $21.312 per unit cost.
Difterence 14,647 $292.94 per unit savings.
Percent reduction | 06 percent.
Cedar River Towers—85 units— 1982, pro)ect No 074-EHOS54-
HUD estimate 3.263.579
Low b 309628 $36.427 per unit cast
Difference 167,301 $1,968.24 per unit savings.
Percent reducthion 512 percent.
Cametot Square - 20 units 1982, project No 074-EH034:
HUD estimate . 562,355
Low bid 427,400 $21.370 per um! cost.
Difference ._34,9_5{_;. $1,747.75 per unit savings.
Peicent reduction 24 percent
Howard Actwity Center--18 umils—1982. pro;ect No 024-EHO51
HUD estimate ) 425,682
Low bd _ 387.461 $21.526 per unit cost.
Ditterence 38221 $2.123.38 per um! savings.
Percent reduction 8 97 percent
P1 Foundations - 39 umts --1982. project No 074 -EH053.
HUD estimate 926.380
Luw bud 860.923 $22.075 per umt cost
Difterence 65.457 $1.678 38 per um! savings
Percent reduction 7 06 percent
Nichna 27 umts 1982 project No 074 £HO43
HUD estimate 479.362
Low dif 470.812 $17.438 per umt cost
Ortlerence 8.550 $316 66 per umil savings
Petcent reduction | 78 percent
Hershey Manor 50 umits 1983 project No 074 EHO66
HUD weumgte 1.877.129
Luw hny L111.521 $35.55] per umt cost
[ntterence 99.608 $1.992 16 per umt savings
Perrent reduclicn 5 3 gercent
T beds $35.177 384
T4t gt 159
Aweryge pet ymt ¢ $33.171
Veigs 33837
Purcent gargs

\—gu Wl Lttt g onpettve Daging was §1 242 200 Delow negotated prce

86 percent

Moo 0y ML e eaiudes J0M 9 and soff osts wxh 35 lees atenm hagncng et cetera

15
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Mr. HAMMERSCHMIDT. What has the Department done formally
to correct the lengthy time periods for processing 202’s in some of
the field offices?

Mr. DeBartoLoMmEls. We have focused a great deal on the
lengthy time it has taken some of our offices to process these 202
applications. One of the things that we have done is to prepare no-
tices that go out to the field to more clearly enunciate our policies
in terms of processing and to put an added priority and emphasis
on processing these in a timely matter.

Also, I understand that last year, before I was Deputy Assistant
Secretary, then Assistant Secretary Abrams convened sort of a
strike force, if you will, of Deputy Assistant Secretaries that went
out to the field to push these proposals that were in the area office
through the various stages of processing.

I further understand that these people were granted the ability
to gran: waivers necessary to allow these projects to proceed. So, as
you can see, by convening such a high level policy group and with
the interest of the Assistant Secretary, with our added notices, we
are making every effort to reduce the time it takes to process these
projects in the field. We do recognize that there is a problem. It's
something that we're working on. We realize that there is a lot of
room for improvement. But we are addressing the need and I think
the: we will see some improvements in the near future.

Mr. HammERscuMipT. Well, speaking just provincially, I think
that our processing time in Arkansas is about 13 months, which is
pretty good. But I%\ave seen studies that indicate the overall aver-
age time is 21 to 23 months, which is too long, of course, I would
think, to administer that program.

Mr. DeBarTOLOMEIS. Also, some of the time studies that I've seen
indicate that it does take a long time. A lot of the studies do not
necessarily take into account delays that are caused by the spon-
sor. There are some times when t%ey are not willing to change a
site, they would much rather go through a lengthy process in terms
of trying to fix up this site to make it meet the tests and those
sorts of things, as well as cost containment. Some people did not
realize that we were very serious about our extension policy and
cost containment.

Those delays that are sometimes caused by the sponsor are
things that I think, when you look at a study, you should take a
look at the delays that are not HUD-caused delays. I admit that
th(;:re are HUD-caused delays but there are also delays on the other
side too.

Mr. HammerscHMint. | wonder, is there a general attitude out
there that there is an adversarial relationship between HUD and
the sponsors, or do you have a good, cooperative relationship? Are
vou making an effort to see that there is good communication?

Mr. DeBartoroMme:s. | am unaware of any adversarial relation-
ship or attitudes. We have worked very dili'gently i:,» the past to try
to establish this relationship between the field staff and the spon-
sor organizations, by having special meetings with the people to let
them more fully understand what our policies and procedures are,
and to try to help them through the process, because many of these
sponsors are not all that sophisticated. I have seen notices that we
have sent out to the field and I would also encourage fostering a
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relationship between the field staff and the sponsor organizations,
and I think it’s very healthy for the program.

Mr. HamMMERscHMIDT. All right. Mr. Chairman, I just have one
more question before I yield back to you. Mr. DeBartolomeis, a
letter was sent recently to Secretary Pierce from the American As-
sociation of Homes for the Aging which said that housing sponsors
are finding it difficult to finance new grojects because of the limits
imposed by fair market rents. It is said that a new HUD rule bases
fair market rents on data that do not mirror the true costs associ-
ated with specialized housing for the elderly and the handicapped.

I wonder if you would respond to that.

Mr. DEBArTOLOMEIS. Yes, sir; I may lean on my staff a little bit
because they understand a little bit more about it.

Mr. HamMMEeRscHMIDT. Sure. You may bring anyone up that you
care to.

Mr. DEBarToLoMEIS. But first I would just want to state that for
the most part all 202 projects are able to proceed within the fair
market rents. Very few have problems that cannot be solved
within the 126 percent, which is the statutory maximum. As you
know, the section 202 rents are based on 105 percent of the section
8 new construction substantial rehabilitation fair market rents, are
based on 105 percent of those for each market area. We do have
the authority to go up to 126 percent of the section 8 new construc-
tion sub. rehab. fair market rents.

Some of the projects in specific areas that have a soft market,
market areas where there is an overabundance of housing, and I
might add that these are ver{‘ spotty instances—I do know of an
area in Oklahoma that did have a problem, and also down in
region IV, I believe, in Atlanta, they had another problem.

hen they have these soft market rent areas the rents, the com-
varables are very low and thereby the section 8 fair market rents
are low. But the 202 mortgages are based upon the amount of cost
to develop the project. So it becomes a bit more difficult to base it
on market-oriented comparables in a soft market. I believe these
instances are few and far between. However, we do have proce-
dures within the Department to alleviate this by coming in and re-
questing an exception for moving, pumping up the fair market
rents, above what they currently are.

Mr. HAMMERSCHMIDT. In other words, if a Member of Congress
calls down there and says, “We don’t think this program is work-
ing well because of that impediment,” you have a mechanism down
at the Department that takes another f'ook at the fair market rents
in that area?

Mr. DrBARTOLOMEIS. Yes, we do have a mechanism that can take
a look at that, and we'd be glad to look at that on a spot basis. But
I do believe it has to be published in the Federal Register, and it
does take a certain amount of time. There have to be a great deal
of justifications but we do have a procedure for that.

r. HAMMERscHMIDT. Thank you, sir.

Mr. DeBArTOLOMEIS. You're welcome.

Mr. BoNkrR. Thank you, Mr. Hammerschmidt.

Mr. DeBartolomeis, let me ask a few additional questions. One
concerns HUD's cancellation policy, and what we sense is the need
for necessary extensions from time to time because of the number

24U
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of obstacles that must be overcome to complete a project. In Janu-
ary of 1982 HUD sent out a telegram to tﬂeir field offices stating
that there would be no future extensions except in cases where liti-
gation was involved or in cases where HUD is Fuilty of an errur or
a project delay. Now, had that policy been fully implemented, I'm
informed that it would have cancele! 93 percent of the projects
that were in the pipeline. However, HUD did revise its policy, on
February * .ud, then again, on March 4, so there was actually a
minimal cancellation of projects in the pipeline. Now, when the ad-
ministration does something like this without prior notice without
allowing time for public comment, without alerting people who are
involved in this wgo]e program, you understandably create a lot of
convulsions within the affected constituencies. I don’t think our
committee staff was notified before the initial cancellation policy
was developed.

I guess I have two questions. First, why was such a drastic policy
developed back in January of 1982? Second, since you have scaled
down, pretty much, its impact, what do you see as some of the ben-
ofits, of this new cancellation policy or any policy of not allowing
extensions? [ guess a final question concerns the fact that we have
to be realistic about these applications. Sometimes there are neces-
sary delays. Are we imposing unrealistic timeframes for processing
these applications?

Mr. DeBartoroMers. As [ understand—you're referring to the
January 1982 memorandum?

Mr. BoNkER. Yes.

Mr. DeBartoLomess. 1 think that was later rescinded and there
was a March 4——

Mr. BoNKER. Was it rescinded entirely or just modified on subse-
quent oceasions?

Mr. DeBartoLomEss. [ believe it was modified by the March 4
memorandum. I do have a copy of it. It does speak to the recapture
policy. Essentially. when a section 202 project is funded, the date of
fund reservation, the sponsors have 18 months to get that project
under construction start, and they are allowed a 6-month extension
bevond that period. That's 2 years to allow a project to get——

Mr BoxKER. Let me ask you, I'm sorry to interrupt, but the 1¥.
month period is now HUD's current policy. What is the statutory
requirement for a timeframe in processing applications?

Mr DeBartoromers. Eighteen months.

Mr. Boxker. Well, this is not policy. This is statute?

Is it or is it not statutory policy?

My DeBartoromers. Mr. Wilden could give you some more infor-
mation

Mr Wribes It is not statutory: it's regulatory. The 18 month
and 21 month requirement was imposed, I believe, in the original
regrulitions for the 202 program when it was revised in 1976,

Mr. Bonker. Well, vou're pretty much free to establish whatever
timetrame vou teel is necessary for the processing o these projects.

M WitneN. Yes.

Mr. Boikekr. So. you have now set the time period o° 12 months,
What happens if. in the process, between the field office and the
recional office, and the headquarters back here, there are delays
that ave not directly related to a sponsor?

21
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Mr. DeBarTOLOMEIS. We take those into consideration, sir. We
have—what I have seen in my time—we have expressed a great
deal of compassion for sponsors. We have met with numerous spon-
sors in terms of finding out why their projects have not succeeded
in reaching construction start, and if they have a good case, we
have often extended the 24-month deadline.

Mr. BonkeR. Hold it, hold it. Let’s see, 18 months——

Mr. DEBarToLoMEIs. Eighteen months plus the six months.

_Il\vl‘lr. BONKER. Plus the 6. So you have a 6-month waiver, if you
will.

Mr. PEBARTOLOMEIS. Yes.

Mr. BoNkEeR. But then you can even %0 beyond that. So it's all
fairly arbitrary. If there are some a lpications upon which you
look with disfavor, you can probably kill them. If there are applica-
tions that you look upon with favor, you can extend them.

Mr. DeBartoLoMESs. I don't look at it as arbitrary. I think we
look for delay . that were clearly above and beyond their control. I
think we have a very rational process to look at the g(rojects.

Mr. BoNkER. Are there any criteria you use? You're \'all'.ing
about projects that are well along. They can be extended or iermi-
nated because of delays. I have to tell you that as a resident Con-
gressman, and I'm sure Mr. Hainmerschmidt will agree, adminis-
trative discretior by Fodera! agencies is very important. It's the
sort of thing that keeps us reelected, because through it we are
able to help those who are having ziJhlems with Federal agencies.
We need flexibility, I don’t question that. But we want fairness and
reason to accompany discretionary judgmer.ts.

Mr. WiLDEN. The context——

Mr. BoNkER. Could you identify yourself for the record, sir?

Mr. WiLDEN. Yes. Robert Wilden.

M. BoNKER. Your position?

M:. WiLDEN. Director of the Assisted Elderly and Handicapp-1
Housing Division, which administers 202.

The context in which the telegrams to which you referred were
issuec, January, February, March, of 1982, was a time in which,
and prior to which, the regulatory requirement with regard o the
18 months had not been seriously enforced. In essence, the only 202
reservations canceled were those where the borrower came into the
Department at some point and said, “We can’t do the project, and
therefore we're relinquishing the reservation.”

It was a time ‘n which construction costs had gone up substan-
tially. We still had projects in the pipeline that were reserved in
1976 and 1977. I think it’s fair to say that what hapgened in those
early months of 1982 was an attempt to get the attention of the
borrowers, which, in fact, it did.

Mr. BoNKER. I'm sure.

Mr. WiLpeN. The way the policy is administered at this point is
that the borrower has the initial 18 months. If the project was se-
lected for the handicapped without a site, the field office may
extend that another 6 months.

In all other instances, the field must come to headquarters for
the 6-month extension.

Now, any part of 800 in the regulations can be waived. So it is
possible to waive the regulation with regard to the 24 month limit.
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Generally, that is done when one of a series of things happens,
either: First, the project has been in litigation, second, the project
has been submitted for firm commitment and, in fact, a closing is
in sight in the near future, or third, where the HUD office itself
has been responsible for the delay or the Department has been re-
sponsible for the delay. For example, one year it took us about 3
months to get an interest rate established. We, in effect, considered
that HUD delay in dealing with cases that came in for extension.

As a matter of fact, there has not been this dramatic, wholesale
cancellation. I believe in the letter to you that went out about a
month ago it was indicated that between 800 and 900 units were
canceled, as of the end of last year, during the last fiscal year. So
that's by way of explanation.

Mr. Bonkgr. Well, thank you very much. That helps with my un-
derstanding.

I have one final question. On page 7 of your testimony, the last
paragraph, first sentence, last word, I will quote the sentence:
“*Recent legislation now being implemented by HUD requires com-
petitive bidding.” Was that a mandate or a mandated requirement?
I thought the legislation allowed the agency to call for competitive
bids rather than mandating competitive bids.

Mr. DEBarToLoMEIS. The decision to mandate competitive bids
was made by HUD. The legislation does specifically set certain lim-
itations that are required for competitive bidding.

d Mr;. BonKER. So the statute does not mandate competitive bid-
ing’

Mr. DEBARTO1OMEIS. That is correct. However it d.-s allow us to
proceed with competitive bidding. It does set out limitations.

Mr. BoNkEiR. I think this is a distinction that should be noted.

OK, Mr. Hammerschmidt, any further questions?

Mr. HamMMERscHMIDT. Mr. Chairman, I don’t have any further
questions right now but I would like to perhaps submit three or
four questions o which HUD could respond for the record.

Mr. DeBartoLoMEss. Sir, I would be glad to respond to those
questions.

[See apperdix, p. 63 for questions and answers.]

Mr. HamMEeRrscHMint. Thank you very much.

Mr. Buonker. Thank you very much for coming.

i'd iike to now call up the three other witnesses who are here to
testify today, Terril J. Young of the American Association of
Homes for the Aging, Patrick Conroy of Conroy & Mclver, Diana
Mclver, the same organizaiion, and Jim Womack of the National
(' ancil of Senior Citizens.

[ think we shall proceed in the order in which people were an
nounced. Ms. Young, you may proceed. I think if it's all right with
Mr. Hammerschmidt, we'll have each of you give your testimony
and then open for questions. I hope, given the length of some of the
statements, that you can find a way to abbreviate your remarks so
that we will have some time tor questions by the comm: ttee mem-
hers.

M... Young, welcome to the committee. You may proceed.
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A PANEL OF WITNESSES, CONSISTING OF TERRIL J. YOUNG,
CHAIRMAN, HOUSING COMMITTEE, AMERICAN ASSOCIATION
OF HOMES FOR THE AGING, WASHINGTON, DC; PAT W.
CONROY, PARTNER, AND DIANA McIVER, PARTNER, CONROY &
McIVER, DALLAS, TX; AND JAMES L. WOMACK, DIRECTOR OF
HOUSING, NATIONAL COUNCIL OF SENIOR CITIZENS, WASHING-
TON, DC

Ms. Youna. Thank you.

Mr. Chairman and members of the subcommittee, I am Terril J.
Young, director of Housing Management for the Housing Authorit{
of the city of Boulder, CO. I am testifying on behalf of the Ameri-
can Association of Homes for the Aging which, for purposes of
shortening my presentation I will refer to as AHA, where I am cur-
rently a member of the executive board and serve as chair of the
housing committee. I am also representing the Ad Hoc Coalition
for Housing for the Elderly, an alliance of 31 national organiza-
tions dedicated to the preservation and growth of the section 202
Elderly Housing Pyogram.

On behalf of th.se two organizations I would like to thank the
subcommittee for conducting hearings on critical administrative
problems confronting the section 202 program. The Subcommittee
on Housing and Consumer Interests, and the Select Committee
itself, have been closely linked with the section 202 program and
have been instrumental in keeping the housing needs of older
Americans before the Congress.

In particular, I want to acknowledge the efforts of Chairman
Bonker and Congressman Hammerschmidt in blocking the efforts
of HUD to sell off 202 projects.

As has been acknowledged here this morningz the section 202
Krogram has been one of the Federal Government’s most successful

ousing efforts. It has produced high quality, durable housing for
the elderly and handicapped in more than 1,600 facilities, under
both the original section 202 and the revised program now in eper-
ation.

I understand the interest and concern involved with the selection
(grocess for 202 grojects, and I believe the consultants here from the
irm of Conroy & Mclver can address those concerns.

My position is to reflect on other issues which we believe are
equally serious.

There have not been defaults on mortgage obligations in the 202
program and few have ex,.erienced the financial and management
difficulties experienced by other Federal housing programs. I am
reminced especially of the original 202 prog-am and how simple it
was and how good it was to administer.

Mr. BonNkER. Those were simpler days, Ms. Young.
th. YOuNG. Yes, they were. Would that we might return to
them.

One of the concerns that we have in the changes that have been
made in 1974, in tying the 202 project with the section 8 program
is, one, the deep subsidy commitment that has to be made and, two,
the increased administrative cost by the sponsor.

Section 202 facilities have been successfully developed and oper-
ated in every part of the country and in every type of setting. They
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have proven to be as appropriate for small towns and rural commu-
nities as i1ey are for large cities and urban areas. Equally signifi-
cant. the program has succeeded without a freat deal of prior expe-
rience on the part of housing sponsors, and w.thout excessive pay-
ments or any profits to developers, builders, or investors. The spon-
sors of section 202 housing are, as you know, by law, nonprofit or-
ganizations created for the specific purposes of developing and op-
erating housing facilities.

Many sponsors are affiliated with religious, fraternal, or charita-
ble organizations and all are dedicated to the goal of roviding
decent housing and a quality living environment for elderly and
handicapped persons.

In the membership of AAHA, which now numbers almost 2,300
members. housing is provided by 1,300 of those members, and 600
of those facilities were built under the section 202 program.

As the cornerstone of Federa! housing policy for the elderly and
our only Federal housing construction program at the present
time, the section 202 program should be continued and expanded.
Equally important, however, is the need to assure that the program
and the high quality product the program represents are not com-
promised by shortsighted and improper administrative policies.

In recent months the Department of Housing and Urban Devel-
opment has published a variety of proposed rules and notices that
make substantive changes in the guidelines and procedures of the
section 202 program. Any of these changes, taken separately, would
be cause for concern. Some of them have prompted critical letters
to HUD and even protests from Congress. What is not fully recog-
nized is that a combined effect these changes will have on the pur-
pose and operation of the section 202 program,

In combination, HUD's proposals could significantly alter the
substance of section 202 and make it increasingly dift{cult, if not
impossible, for nonprofit sponsors to us2 the program to provide
quality housing for the constituency thef' are committed to serve.

The policy changes that HUD has imp emented or are proposing
include the following: And I believe most of these were not a luded
to in the testimony given to you this morning by the representa-
tives of HUD. They are: A reduced contract rent adjustment. De-
cember 1983 proposed regulations changed the basis for computing
annual adjustments in the section 8 contract rents, and further in-
dicated that they would be applied retroactively to all section 202
and section 8 projects.

Revised project cancellation guidelines have been discussed in
some detail this morning and we share your concern in this area.

Reduced fair market rents: February proposed regulations indi-
cate that fair market rents which serve as guides for new housing
construction are being lowered in many areas of the country, lower
than they have been at prior levels, and using techniques that we
seriously consider whether they are valid or not.

Higher loan interest rate: HUD's February document, again, in-
dicates the Department's intention to raise the 202 loan interest
rate from the current 9% percent to at least 10.3 percent during
fiscal year 1985,

Restricted funding for construction change orders: This policy
came out in January. It's a notice that indicates that HUD will not
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allow the cost of change orders for unanticipated, and I repeat, un-
anticipated increases in consiruction costs to be paid from the pro-
ceeds of section 202 loans where the project sponsors do not select a
general contractor through comg:éitwe idding.

Project design restrictions. ent program guidelines require
that 25 percent of the units in a proposed facility be efficiency
units, restrict the size of efficiency and one bedroom units, and
reduce the amount of common space that can be included in a facil-
ity.

AAHA does not stand for a policy or a philosophy that accepts
warehousing elderly residents, and when you begin to tell olcfer
people exactly how much space they are going to have, deny them
the right to a bedroom, and indicate that you will take away the
community space that has for so many years been a hallmark of
the 202 program, you are beginning to talk about loss of quality of
environment.

The low-income occupancy requirements that HUD will soon
publish will require that 95 percent of the units in newer, that is,
since 1981 section 202 facilities, be occupied by very low income
tenants,

This is to be that 95 percent of residents shall not have incomes
in excess of 50 percent of the median income in the statistical re-
porting area in which that facility is located. We would then have
a resident mix in older facilities that would be changed to 75 per-
ce.:t very low income, but 25 percent of the incomes between 50
and 80 percent of the median income.

The change would end the prior policy of permitting market rate
renters in up to 10 percent of the units of the older facilities.

The shift to an increasing portion of lower income residents
could bring serious financial difficulties for many older projects.
The long-term operating budgets of these facilities were devefoped
with the idea that higher resident rent payments could be received.
Rather than increasing section 8 payments to cover this projected
loss of operating revenue, HUD is now offering only lower section 8
rents and reduced annual rent adjustments. Unlesz additional sup-
port is provided, many of these older projects will experience finan-
cial difficulty, with some going into default.

Of these issues that I have outlined, those that cause us the
greatest concern contribute to the growing discrepancy between the
revenues that HUD will provide or allow for a section 202 project,
and the rising cost of constructing and operating housing to the
traditional standards.

The recent reduction in new construction fair market rents
places -:litional pressures on the financial feasibility of most sec-
tion 202 projects.

For its part, HUD is offering a way to help reduce this discrepan-
¢y, by requiring smaller and lower cost units, as well as reduced
spending for common space and other amenities. As we have indi-
cated, however, we do not accept this, as we believe that it severely
alters the qualitg of life for the people who live in these units.

There is another consideration that most of the people that we
have talked to have difficulties with the regional offices, and that
is in the area of requiring that 25 percent of the project be in effi-
ciency units. There are many areas in the country that have enor-
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mous problems marketing these units, and when you have a
system that does not allow you to have flat rents, so that an effi-
ciency unit could rent for less than a one bedroom, then you're
going to have marketiniedifﬁculties, and that is experienced by
‘many of the AAHA members.

The financial restraints imposed by the lower fair market rents
become 2particularly critical in light of the roKosed increase in the
section 202 interest rate for next year. The higher interest rate rep-
resents a substantial increase in project costs that then must be re-
flected in higher fair market rents.

In order to accommodate the increased section 8 assistance, HUD
has provided little indication that it intends to change their rent
schedule to meet these higher costs.

Without increased revenues, either from higher rent payments
or Federal subsidies, the higher costs represented in increased debt

ayments will make it almost impossible to build section 202 hous-
ing in many parts of the country. Most aprlications could be reject-
ed outright on the basis of project feasibility. This would result in
an administrative reduction of the section 28'2 program, despite the
clear intent of Congress that the current program be continued.

While we are deeply concerned with these and other administra-
tive policies that make future use of the section 202 program in-
creasingly impractical, we are also troubled by more fundamental
long-term change that threaten to transform and destroy the pro-
gram.

We view as particularly alarming actions by both the Congress
and HUD that restrict section 202 facilities to lower income resi-
dents and reduce both the cost and quality of the facilities. With
such actions we are shutting out millions of potential residents
once commonly referred to as “‘the near poor.”

We are telling those who can and want to pay their own way
that they will not be permitted to. In section 202, as elsewhere in
Government policy, we are putting persons of one income group
into competition with those of a lower or a higher income group.
One of the strengths of the section 202 program has been its ability
to minimize such differences and permit residents to find a
common basis of understanding and shared problems of aging.

I fear we are attempting to transform the section 202 program
into a targeted version of the section 8 program, ascribing to it the
problems and political liabilities of that broader program.

We are now trying to achieve too many objectives with this limit-
ed program. We cannot use it to meet the special needs of the el-
derly, house the poor, and extend increasing assistance to the phys-
wally disabled and the chronically mentally ill. The program
cannot meet all these demands without losing its essential charac-
ter or compromising its standards of quality. guch actions threaten
to undermine the broad basis of support for the program and set 1.
motion the same process that brought an end to the section 8 and
public housing programs for new construction.

AAHA and tﬁe ad hoc coalition would like to urge this subcom-
mittee and the Congress in general to closely review these and
other administrative changes in the section 202 program, to judge
whether they are warranted on program or budgetary grounds. or
whether they constitute administrative efforts to curtail the pro-
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gram. We would urge action to hold the section 202 interest rate at
the current 9% percent, and we urge action on the Lundine-Heinz
proposal or other legislative initiatives that seek to address many
of these problems through reforms in the current section 202 pro-

gram.
[The prepared statement by Ms. Young follows:)

Statement or TerriL J. YOUNG

Mr. Chairman, and Members of the Subcommittee. I am Terril J. Young, Director
of Housing Management for the Housing Authority of the City of Boulder, Colorado.
I am testifying on behalf of the American Association of Homes for the éﬁing
(AAHA), where I am currently a member of the Executive Board and serve as Chair
of the Housing Committee. I am also representing the Ad Hoc Coalition for Housing
for the Elderly, an alliance of thirty-one national orianiutionl dedicated to the
preservation and growth of the Section 202 elderly housing program.

On behalf of these two organizations, I would like to thank the Subcommittee for
conductinqr:earings on critical administrative problems confronting the Section 202
program. The Subcommittee on Housing and Consumer Interests, and the Select
Committee itself, have been clonelg linked with the Section 202 program and have
been instrumental in keeping the housing needs of older Americans before the Con-

gress.

While the Section 202 housing program represents only a small pertion of the fa-
cilities serving elderly housing needs, it is what we often think of when we hear the
ghrase “housing for the elder dy." The program hrs set the standard of excellence in

ousing design, in service, and, most importantly in the quality of life for the elder-
ly and handica persons it serves.

The Section 202 program has been one of the federal government's most success-
ful housing efforts. It has produced high quality, durable housing for the elderly and
handicapped in more than 1600 facilities under both the original Section 202 pro-
gram and the revised program now in operation. Few, if any, of these facilities have
defaulted on their mortgage obligations to the Federal government, and few have
experienced the financial and management difficulties experienced by other Federal
housing programs.

Section 202 facilities have been successfully developed and operated in every part
of the country and in every type of setting. They have proven to be as appropriate
for small towns and rural communities as they are for large cities and suburban
areas. Equally significant, the program has succeeded without a great deal of experi-
ence on the part of housing sponsors and without excessive gggmenu or any profits
to developers, builders or investors. The sponsors of Section housing are, by law,
nonprofit organizations created for the specific purposes of developing and operating
housing facilities. Many sponsors are affiliated with religious or charitable institu-
tions, and all are dedicated to the goal of providing decent housing and a quality
living environment for elderly and handicapped persons.

If the program has any weakness, it has been its limited scale. New units con-
structed under the program assist only a small segment of our rapidly growing el-
d'.‘rl{ population. The funding requested in the Administration’s FY 1985 budget
would provide less than half the 20,000 units recommendad by the 1981 White
House Conference on Aging as the minimum annual Section 202 commitment
needed to keep pace with this rising demand. Asaistance to the elderly under other
housing programs has been sigmﬁcantly curtailed of eliminated, leaving Section 202
as the only Federal program designed to meet the urgent need for new rental hous-
Ing.

ADMINISTRATIVE CHANGES

As the cornerstone of Faderal housing policy for the elderly, and our only Federal
housing construction program, the Section 202 program should be continued and ex-
panded Equally important, however, is the need to assure that the program, and
the high quality product the program represents, are not compromised by short-
sighted and improper administrative policies,

In recent months the Department of Housing and Urban Development (HUD) has
published a variety of pro rules and notices that make substantive changes in
the guidelines and procedures of the Section 202 program. Any of these changes,
taken separately. would be cause for concern. Some have prompted critical letters to
HUD and even protests from Congress. What is not fully recognized is the combined
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effect these changes will huve on the purpose and operation of the Section 202 pro-

ram. In combination, HUD's proposals could significantly alter the substance of
Section 202 and make it increasingly difficult, if not im ible, for nonprofit spon-
sors to use the program to provide quality housing for the elderly and handicapped.

The policy changes HUD has implemented or is proposing include the following.

Reduved contract rent adjustments.—HUD published regulations in December
1983 proposing to change the basis for computing annual :g:xstments in Section 8
rents for CPllinked fair market rents to market data reflecting increases in operat-
ing costs. This revised process for computing rent increases, and its application only
to that portion of project rents representing operating costs, would be applied retro-
actively to all Section 202/R facilities, despite provisions in the 1981 rlousing Act
Amendments limiting such changes to projects with contracts signed after October
19K

From u broad policy perspective, any effort to make rent adjustments more reflec-
tive of actual increases in annual operating costs is certainly appropriate and advis-
able. From a practical standpoint, however, the change will significantly reduce
project revenue over time and place an increasing number of Section 202 facilities
in financiul difficulty. This is particularly true of projects with extremely tight oper-
ating budgets or declining reserve accounts. For such projects, substantially reduced
rent increases in the middle or later years of Section 8 contracts would force spon-
sors to cut reserves to dangerously low levels or postpone expenditures that could
jeapardize a project’s 1-hysical plant and its quality of services.

The adverse effect of this ﬁcy change could be significantly increased if the data
HUD uses to determine local cost increases is based on housing that is not compara-
ble with assisted elderly housing facilities or not reflective of costs actually incurred
by such fucilities. To date, HUD has not provided detailed information as to how the
problem of “compnrability” will be addressed.

Strict progect cancellation policies.—1In January, HUD published notices revising
its funding recapture and project cancellation policies. In addition to imposing strict
project cancellation deadlines on Section & and Public Housing projects, the notice
reatfirmed a prior. but unenforced HUD rule that would cancel Section 202 projects
that had to be constructed within 18 months of receiving a funding reservation. The
notice was accompanied by explanations that extensions beyond these deadlines
would be extreme‘y difficult to obtain and would be approved only where delays
could be attributed to HUD.

HU'D is now enforcing the 18-months cancellation deadline despite the fact that
the average processing time for a Section 202 project currently exceeds 23 months.
For some HUD area offices. processing of elderly facilities has exceeded 30 months, -
while handicapped projects sometimes take more than 40 months to go to construc-
tion At a time when flUl)'s policies and procedures are changing and when HUD
~talt his been significantly reduced, it is clearly inappropriate for the Department
to impost more strict cancellation deadlines on a program that was designed to
permit an extended development schedule because of the nonprofit status of the
housing sponsors.

Redureed construction rents.—In February HUD published a proposed rule revising
s ~ohedule of Fair Market Rents that serve as a revenue guide for new construc-
tion or substantial rehabilitation projects. In a major departure from past policy,
HUD adjusted rents downward for many categories of housing units in many
markel areas. In the pust 1t either increased the fair market rent or held it at the
prior vear’s level

A nior problem with this change is the fact that HUD incladed data in its area
niarket surveys that reflected broader economic conditions that have little relation-
<hip tu the rents paid in assisted elderly housing facilities. and even less to do with
Vhe . 1l eust= associated with new construction and substantial rehabilitation. Use
of this hata re<ulted, for example. in rent decreases for efficiency units in five-story
“trietures ol as much as 397 per month in Detroit, or 373 and $40 per month for
wmtlar units in Birminghan and Buffalo Similar redu~tions for one-bedroom units
o aimilar ~tructures amounted to 236 in Columbus. Ohio. 364 per month in Miami
or <106 per month in Flint, Michigan A striking point in the revised schedule is the
it That rents tor elficie oy units were reduced in many market areas despite vhe
vt HUD as nat requicing spansors o include an increasing number of such units 1n
therr proposed projects

Exven in the majority of market areas that receive small one or three-percent ir:.
creeastw, housing <ponsors will find themselves hurd-pressed to construct quality
Fousing Lcthitios An increasing number of Section 202 projects already must exceed
the Lare trarket rent limits by ten percent or more With development costs continu-
i to increases by at least the rate of intlation, and with the new rent limits apply-
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ing to all construction through the end of fiscal year 1985, an increasing number of
Section 202 sponsors will find that projects will not be feasible next year without
su}l:g‘tiarlnial increases in revenue above the limits set in HUD's fair market rent
schedule.

Increased section 202 interest rates.—In its recent FY 1985 budget documents,
HUD has interpreted Congress’ one-year limitation on the Section 202 interest rate
as a signal to increase the rate during fiscal year 1985. HUD's proposal would raise
the rate to the anticipated level of average Treasury borrowing for the current year,
which it optimistically estimates as being 10.3 percent. Given recent increases in
bank interest rates, it is possible that the rate will be considerably higher.

For the past three years Congress has frozen the Section 202 loan rate at 9.25 per-
cent to prevent it from rising as high as 11.75 percent. At this level, few if any gc
tion 202 projects would be economically feasible, unless substantial increases in Sec-
tion ¥ payments were permitted to offset the higher debt financing custs. At this
point. there is no indication that either HUD or Congress will make additional Sec-
tion 8 funds available to offset the higher project debt costs that will result from the
proposed rate increase.

Mandatory competitive bl’ddirrzg.—HUD has recently issued a policsr notice indicat-
ing that funding for change orders to cover unforeseen problems during construc-
tion would not be provided for Section 202 projects where sponsors had not selected
general contractors through competitive bidding. The change would have the effect
of requiring Section 202 sponsors to use competitive bidding in selecting contractors,
since few nonprofit organizations can pay these additional costs from their own re-
sources and few contractors will accept this open-ended financial liability.

HUD is implementing this indirect approach to requiring competitive bidding de-
spite the fact Congress agreed to permit sponsors to select a contractor by whatever
method they thought appropriate once they met one of three statutory require-
ments. While competitive bidding can help to reduce development costs under cer-
tain circumstances, it can also increase significantly the “up front” costs that must
be paid by project sponsors and add considerably to the processing time required to
complete a project. Mandating competitive bidding would also remove the needed
technical expertise and early assistance that is often made available to small non-
profit organizations through a close partnership with a local contractor.

Cost containment requirements.—In its recent notices outlining requirements for
submission of proposals for the current Section 202 loan competition, Hl  mposed
a number of new restrictions intended to reduce project development costs. The
notice indicated that 25 percent of the units in each project must be efficiency units.
It also reduced prier limits on the size of efficiency and one-bedroom units and re-
stricted the amount of space sponsors can devote to common areas of congregate
space.

HUD is imposing these new restrictions despite the fact that efficiency units al-
ready pose marketing problems for most Section 202 facilities and most residents
generally require more, rather than less living space. The elimination of common
space also runs contrary to resident preference and contradicts the essential intent
of Section 202 to provide a preferred and more enjoyable living environment.

Low «ncome occupancy requirements.—HUD is now in the process of developing
rules to implement changes in Section 202 occupancy limits in accordance with pro-
visions adopted by Congress in 1981 and 1983. Under these rules, 95 percent of the
units in newer, pust-October 1981 facilities must house residents with very low in-
comes, those with incomes below 50 percent of area median income. Older, pre-Octo-
ber 1981 projects will be required to meet a 75 percent requirement for very low
income residents, with the remaining 25 percent consisting of individuals with
income hetween 5 percent and 80 percent of area median income.

Eliminated 1n the new project composition guidelines is HUD's policy of permit-
ting older projects to fill up to ten percent of their units with individuals able to pay
market rents. This alters a prior emphasis on integrating a broad sampling of the
area’s elderly population within a single facility.

The shift to an increasing portion of lower-income residents could bring serious
financial difficulties for many older projects. The long-term operating budgets of
these facilities were developed with the idea that higher tenant rent payments
would be received. Rather than increasing Section ¥ payments to cover this project-
ed loss of operating revenue, HUD is now offering only lower Section 8 rents and
reduced annual rent adjustments. Unless additional support is provided, many of
these older projects will experience financial difficulty, with some going into default.
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MA.IOR POLICY CONCERNS

Of the issues | have outlined, those that cause us the greatest concern contribute
to the growing discrepancy between the revenues HUD will provide or allow for a
Section 202 project and the rising cost of constructing and operating housing to the
traditional standards of the ~ction 202 program. The recent reduction in new con-
struction fair market rents ;. iwces additional pressures on the financial feasibility of
most Section 202 projects. For its part, HUD is offering a way to help reduce this
discrepancy by requiring smaller and lower-cost units, as well as reduced spending
for common space and other amenities. This approach, however, serves to reduce
the quality of the housing provided under Section 7)2 and undermines the stand-
ards of design and service that have characterized the program.

The financial restraints imposed by the lower fair market re: ‘5 become particu-
lurly critical in light of the proposed increase in the Section 202z interest rate next
year The higher interest rate represents a substantial increase in project costs that
must be reflected in higher fair market rents in order to accommodate increased
Section ¥ assistance. HUD has provided little indication that it intends to change
their rent schedule to meet these higher costs.

Without increased revenues, either from higher rent payments or Federal subsi-
dies. the higher costs represented in increased debt payments will make it almost
impossible to build Section 202 housing in many parts of the country. Most applica-
tions could be rejected outright on the basis of project feasibility. This would result
in un administrative reduction of the Section 202 program, despite the clear intent
of Congress that the current program be continued.

While we are deeplg concerned with these and other administrative policies that
make future use of the Section 202 program increasingly impractical, we are also
troubled by more fundamental long-term changes that threaten to transform and
destroy the program.

We view as particularly alarming actions by both the Congress and HUD that re-
strict Section 202 facilities to lower-income residents and reduce both the cost and
quality of these facilities. With such actions we are shutting out millions of poten-
tial residents once commonly referred to as the “near poor.” We are telling those
who can and want to pay their own way that they will not be permitted to do so. In
Section 202, as elsewhere in government policy, we are putting persons of one
income group into competition with those of a lower or a higher income group. One
of the strengths of the Section 202 program has been its ability to minimize such
differences and permit residents to find a common basis of understanding in shared
problems of aging.

| fear we are attempting to transform the Section 202 program into a targeted
version of the Section 8 program, ascribing to it the ﬂroblems and political liabilities
of that broader program. We are now trying to achieve too man objectives with
this limited program. We cannot use it to meet the special reeds of the elderly,
house the poor and extend increasing assistance to the physically disabled and the
chronically mentally ill. The program cannot meet all these demands without losing
its essential character or compromising its standards of quality. Such actions threat-
en to undermine the broad basis of support for the program and set in mot.on the
siame process that brouﬁht an end to the Section 8 and public housing program.

AAHA and the Ad Hoc Coalition would like to urge this Subcommittee, and the
Congress in general, to closely review these and other administrative changes in the
Section 202 program to judge whether they are warranted on program or budgetary
grounds or whether they constitute administrative efforts to curtail the program.
We would urge action to hold the Section 202 interest rate at the current 9.25 per-
cont. And we urge action on the Lundine-Heinz proposal (H.G. 2435/8. 1648) or
other legislative initiatives that seek to address many of these problems through re-
forms in the current Section 202 program.

Mr. Bonker. I thank you, Ms. Young, for an excellent statement.
We will begin with questioning as soon as the other witnesses are
finished.

We will now proceed with the Dallas-based firm of Conroy &
Mclver. We have with us both Conroy and Mclver. I would hope
that since you beth represent the same firm that you could shorten
your testimony, if you can, and try not to duplicate what the other
is sayving. Who wants to proceed first?

Mr. Conroy. I think I will go first.
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STATEMENT OF PAT CONROY

Mr. Conroy. Thank you, Mr. Chairman. I will try to keep my re-
marks as hrief as possible. My name is Pat Conroy and I'm with
Conroy & liclver, a consulting firm in Dallas, TX, that specializes
in assisting nonprofit sponsors in working with the section 202 pro-
gram.

I would like to direct my comments toward two specific areas.
One is the effects of the section 8 fair market rents on the feasibili-
ty of the program, and also the impact of interest rates, and two,
briefly outline in technical terms what the recently revised section
8 fair market rents have potentially done to the program.

As you probably know, in spite of the press release that goes out
every year allocating x number of dollars for particular projects,
HUD limits the amount of actual loan that’s loaned to a sponsor by
the lowest of three criteria: One being the actual cost of the
project, another being a regulatory limit that’s established by Con-
gress, and then adjusted based upon high cost fac.ors, and a third
being the amount of mortgage that’s supportable from the net
income of the project. That last one is the one that we're finding is
becoming more and more the criterion that is being utilized in lim-
iting the amount of loan that a sponsor can receive.

The problem is that in many cases that criterion limits the mort-
gage to the point that the only choices a sponsor has to build the
project, even the most basic project, is to either abandon it or come
up with a significant amount of money from its own resources—
and of course many, especially the smaller, nonprofit organizations,
don’t have those kinds of resources.

To give you an example, in 74 percent of the market areas in
region X, which is the Seattle region, the construction costs for a
typical three-story structure that can be supported by the fair
market rents in that region, are less than $30 per square foot, and
that's an amount of money that is very difficult to build anything,
even the most basic structures with. In region VI about 60 percent
of the market areas are so affected and in other regions it's less.

Nationally, the range of construction costs, if you just used the
fair market rents, ranges from approximately $12 a square foot in
Pocatella, 1D, to $71 or $72 a square foot in New York City. So, you
can see while it may be possible to build something for $71 in New
York City, it certainly is not possible to build any kind of adequate
housing for $12 a square foot in Pocatella, ID.

Although these differences are dramatic, the real problem, I
think, with using FMR’s can be demonstrated by looking at more
analorous situations. For example, if a sponsor applied for two
identi  50-unit projects, in Lawton, OK, and McAllister, OK—and
rememixr, Lawton and McAllister are only about 150 miles
apart—HUD would allow $1,700,000 in Lawton but only $800,000 in
McAllister.

Other examples, Poughkeepsie, NY, the sponsor would get
almost 33 million for that same project. In Albany, only $1.6 mil-
lion. And they are very close together. Closer to your area, Mr.
Chairman, is in Seattle where HUD would allow 31.7 million to
build that project, but in Bellingham only 31 million. I don’t think
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there is $700,000 difference in construction costs between Belling-
ham and Seattle, or in some of the other areas either.

Clearly, if HUD is going to utilize the section 8 fair market rents
as limiting criteria in determining allowable mortgage - nder the
section 202 program, then projects in at least 25 to 30 percent of
the market areas in the United States will not be feasible without
significant contributions by the sponsor or other outside sources.

But I think basic feasibility is only one part of it. I think it really
gets to an issue of fairness. Is it right for HUD to allocate $2 mil-
lion to build the same project in Jackson, MS, and only allocate $1
million in Birmingham? You're clearly going to get different hous-
ing in different parts of the country and I don't think that is some-
thing that ought to happen.

One other problem I'll talk about is the interest rate, and I know
it's be.n mentioned. But as you know, by law, the interest rate is
established based upon the average borrowing rate of the Treasury
for the previous year. It's been frozen at 9% percent for the last 3
years even though it would have been higher if Congress hadn't
l'r}‘:m-n it. But 1 understand Congress is reluctant to continue to do
that.

Mr. BonkER. At present, now, through 1984.

Mr. Conroy. Right, as I understand it.

Mr. Bonker. And if the freeze is not renewed, then it goes back
to the average Treasury rate?

Mr. CoNroy. Right. Which we estimate will be 10%. We're not
certain of that, but around 10% percent. If the interest rate is in-
creased 1 percent, we have estimated it would add approximately
$%,600 per living unit of total subsidy, including the 20-year section
% contract. So, the value of that 1 percent to the sponsors is 38,600
per living unit, which if you applied it to the number of units that
are being advertised right now, would amount to about $120 mil-
lion in budget authority over the life of those particular projects.

Many of the problems I've outlined could be solved relatively
easily with just minor technical modifications in program regula-
tions. I think the solution to other problems would require major
modifications. But these technical problems of the program could
be handled, I think, fairly simply by HUD. I think I'll stop at that
point.

[The prepared statement of Mr. Conroy follows:]

PrEPARED STATEMENT OF PATRICK W. CONRoY, CoONROY & McIVER, DALLAs, TX

Mr Chairrmoan. members of the committee, thank you for this opportunity to ad
drews the Committee on this issue that is so vital to senior citizens. My name is Pat
Conrov | am a partner in Conroy & Mclver, a consulting firm in Dallas, Texas, spe-
cuithzing in the development of retirement housing and in assisting nonprofit spon-
sors 1n developing housing under HUD's Section 202 program.

As vou know. adequate housing designed especially to serve the full range of
needs of the elderly is in short supply. This shortage has been exacerbated by infla-
tien and high interest rates which Have made the development of unsubsidized
hausiny for the elderly economically infeasible except for projects serving that small
percentige of elderly households fortunate enough to be able to afford substantial
monthly rents and fees. HUD's Section 202 program provides one of the only mecha-
nisms for providing adequate housing to lower income senior citizens.

I would like to direct my comments toward two specific areas: the effects of Sec-
tion » Fair Market Rents on the feasibility of Section 202 projects and the impact of
interest rites on the costs of the Program.
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The Section X Fair Market Rents have a profound effect on the feasibility of Sec-
tion 202 projects. The amount of mortgage that is provided to a sponsor under the
Section 202 program is limited by three factors: (1) a regulatory limit that is adjust-
ed by high cost factors based on locations; (2) the actual certified cost of develop-
ment; and 1:3) the amount of mortgage that can be supported by the net income from
operations that is available for debt service. There are an increasing number of cir-
cumstancs under which the mortgage is limited by this third criterion. Even though
the Conpress has mandated that Section 202 loans cover 100% of the development
costs, in thuse situations where the HUD-estimated cost of building a project is
greater than the amount of mortgage that can be supported by the income from Sec-
tion ¥ Fair Market Rents, the sponsor must either pay the difference out of its own
funds or abandon the project. Only those sponsors with significant resources can
afford to fund such shortfalls and these funds must be diverted from the charitable
purposes of the nonprofit sponsor. This is clearly contrary to the directives of Con-
Eress.

Under certain circumstances HUD can increase the Section 8 Fair Market Rents
by up to 20% in order to improve the feasibility of a project. In our experience, how-
ever. most field offices will not requeet increuses above the 10% that can be ap-
proved at the regional office level. In those situations where field office are willing
to request increases, it can take up o six additional munths to obtain approval.

The problem with relying uper, Section 8 Fair Market Rents to determine feasibil-
ity. s one HUD staff person told me, is that fair market rents are neither fair nor
market The following information, which was taken from a Housing and Communi-
ty Development Resource Center study of construction costs supportable by Fair
Market Rents, illustrates the inadequacy and discriminatory nature of using Section
* Fair Murket Rents as limitations on Section 202 loans.

In 71 of the market areas in Region 10 (Seattle), the construction coets for a
typical three story structure that can be supported by Section 8 Fair Market Rents
tincluding the 10% regional office increase) are less than $30.00 per square foot. In
Reyion 6 tFort Worth), almost 607 of the market areas are limited to construction
costs of less than 330.00 per square foot. In Regions 1 (Boston), 2 (New York), and 3
(Philadelphia), only one market area is limited to $30.00FPer square foot. Nationally,
the range of construction costs limited by Section 8 Fair Market Rents is from
$12 11 per square foot in Pocatello, Idaho, to $71.74 in New York City (and $94.65 in
the coastal area of Alaska).

Although these differences are dramatic, the real problem with using FMRs in
himiting costs is better illustrated by looking at more analogous situations. For ex-
ample, if a sponsor propused two fifty unit Section 202 projects, one in Lawton,
Oklahoma. and an identical one in McAlester, Oklahoma, HUD would allocate
FLT40.000 to build the one in Lawton and only $803,000 to build the project
i McAlester Lawton and McAlester are only about 150 miles apart. Similarly,
HUD would allow 32,972,000 in Poughkeepsie, New York. and only $1,609,000 in
Mbany and 32,225,000 in Jackson, Mississippi, but only $1,400,000 in Birmingham.
In Texas. the range would be from 32,116,000 in Victoria to $1,118,000 in Sherman.

Clearly, it HUD is going to utilize Section 8 Fair Market Rents as a limiting crite-
rion in determining allowable mortgages in the Section 202 program, then projects
mn 2o to swrcun! of the market areas in the United States will not be feasible
without tfunds trom either the sponsor or outside sources. In some market areas,
HED can solve this problem by allowing projects to be processed utilizing rents up
tu 2075 above Fair Market Rents. In other areas, the problem can only be solved by
mcreasing the Fair Market Rents

Basic feasibility 15 only one aspect of the problem. By utilizing FMRs as a limiting
tactor in determining the amount of the direct loan for a particular project, HUD is
cllectinely diseriminating against sponsors and elderly and handicapped persons in
those market areas with low FMRs The overall quality of the housing including
amemties, safety and security measures, building materials, and even operating
budyets, 1= directly related to the level of the Fair Market Rents. Projects that are
developed inarcas with high FMRs relative to costs are effectively exempt from
many of HUD's cost containment measures because they can be processed with
rents that are within the published Fair Market Rents. Conversely, projects devel-
aped g marhet arvas with low FMRs are subject to extensive cost containment
teview because even the most basic structure requires processing with rents in
exvess of 11075 of the published Fair Market Rents.

* other problem significant to the feasibility of Section 202 projects and one

inpacts greatly on the amount of Section 8 Budget Authority necessary to
tire 202 projects s the interest rate applicable to Section 202 Borrowers.
o by law, the Section 202 interest rates are tied to the Treasury borrow-
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ing rate for comparabie long-term loans. In the early years of the ‘‘new”” Section 202
Program, interest rates were determined each October hased on the Treasury com-
parable for the previous 12 months. However, as interest rates began to skyrocket,
Congress opted to freeze the borrowing rate for Section 202 Borrowers, and for the
past three years, this rate has been rolled back to 9.25%. 1 understand, however,
that the Congress is reluctant to continue to freeze this rate.

| have included for the record an example which demonstrates not only how in-
creased interest rates affect the amount of Section 202 loan authority needed to de-
velop the Section 202 ﬁroject, but more important, how the interest rate impacts the
Section X contract authority needed to support the project for 20 years. We estimate
that a total increase in Section 202 loan authoritﬂy and S:ction 8 contract authority
rassuming a 20 year contract) of approximately $8,600 per average living unit would
be required in order to support a one percent increase in the intevest rate. Approxi-
mately $120,000,000 more in budget authoritg would be required to support the
14.000 units available for funding this year if the interest rate was raised to the
appropriate rate of 10.25%.

any of the problems I have outlined could be solved relatively easilﬁ with minor

technical modifications in the program regulations. The solution to other ; roblems
would require major modifications. If all of the problems were eliminated, the pro-
gram would function more efficiently, costs would be lowered, housing for the elder-
ly und handicapped would be built more expeditiously, and the quality of housing
would be distributed more uniformly.

COMPARISON OF THE EFFECTS OF INTEREST RATE CHANGES ON SECTION 202 DEVELOPMENT COSTS
AND SECTION 8 CONTRACT AUTHORITY

Development costs | {mnterest rate in percent) 1625 925 1
Constructicn Costs $3.010.000 $3.010.000 $3.010,000
At “lure 135.000 135,000 135.000
Construction mterest 170,893 209.466 210,397
Project contingency 115.263 116.460 118,350
Ta1es 3nd insurance 41,500 41,600 41,800
Legai 1na consuiting 47.500 41.500 41,500
QOrgarizatun gnd management 16.900 16.000 16,000
land 300.000 300.000 300.000
Totat gevelopment ¢osts 3.842.1% 3.882.026 1,945,047
Morigage amount per mt 38422 38820 39,450
Rents requited 10 amottize mortgage
0 BR 354 404 485
! BR 401 458 550
Armigt Lechon § contrict Juthanty 461.100 533 400 640.500
Seclon 4 Pulge! guthonly . 6 year: 9,342.000 10.668.000 12,810,000
Total hudget quthorty 13.184.1% 14,550.026 16 155.04)
Tyt budge! duthonty pet ua 131.842 145,500 167.550

Vhrgmoe  Sased 0 A 108 ot proct 173 one degeocm uats 3nd 25 ettcencoes!

Mr. BONKER. Ms. Mclver, do you want to pick up where your
partner left off?

STATEMENT OF DIANA McIVER

Ms. Melver. Thank you.

As indicated. T am Diana Mclver. I'm a housing consultant, spe-
cializing in the section 202 program, and I am here to discuss cost
containment issues, including processing time, and also the cancel-
lation policy since we view that in a sense, as a cost containment
policy.
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During the past 3 years, HUD has embarked upon a policy of
=ost containment in the section 202 program. I support contain-
ment of costs in tt e 202 program, because I feel it's going to al'ow
us to take limited 202 funds and stretch them to serve more elderly
persons.

Mr. BoNKER. As it relates to housing, when we make reference to
cost containment, that seems to be a fairly general term. Could you
identify for me, very briefly, what you mean by cost containment?

Ms. Mclver. Cost containment is the reduction of costs in the £02
program. Now, if you cancel a project and recapture those funds, in
a sense that would be cost containment. However, we in the field,
typically, are talking about cost containment when we refer to sev-
eral HUD policies that were implemented during the past couple of
years, including policies that establish maximum unit sizes, for ex-
ample, 415 square feet for an efficiency unit and 540 square feet for
a one-bedroom unit.

Mr. BoNKER. And eliminate swimming pools and jacuzzis.

Ms. Mclvr-. Eliminating swimmini pools, jacuzzis, bowling
alleys. And more specifically, the basic housing design concept, in-
cluding limiting common community areas to 5 percent of the
total. There are several sets of regulations that are in °ffect called
cost containment policies.

Mr. BoNkeR. Some I assume you can go aiong with und some you
can’t go along with.

Ms. Mclver. That'’s right.

Mr. BoNkeR. OK.
bl Ms. McIveR. And some of them we just want to make more flexi-

e.

Before we get into specifics of cost containment, one of the things
I'd like to talk about is HUD's cancellation policy. What's ha
pened most recently is that the cancellation policy that HU
talked about earlier this morning had a couple of thinss left out
when it was issued in July 1983. One, HUD eliminated the section
that addressed specific extension policies for HUD-caused delays.
Moreover, HUD notices also provide that in taking into consider-
ation which projects to recommend for extension, the area offices
should consider staff time available to process the progects. So that
brings us to the Froblem of processing time in the 202 program,
and we have provided the committee with a study that's been done
on processing time. Incidentally, we didn’t make up this data; we
didn’t write sponsors and solicit this data. This data comes from
HUD MIDLIS reports and it tracks all projects in processing.

Mr. BoNKER. Are you talking about nationally or just within
your region?

Ms. Mclver. Nationally.

And when you analyze this data, the data shows that the median
processing time for all 50 HUD offices on section 202 applications is
23 months. Now, when you cancel projects that take longer than 18
months, it does not seem fair to then have a medium HUD process-
ing time of 23 months.

r. BONKER. You're saying that the average processing time is
23 months?
Ms. MclIver. That's right.
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Mr. BoNkER. And the administration has a policy that calls for
the initial cancellation after 18 months and then it can be ex-
tended?

Ms. MclveR. Right.

Mr. BoNKeR. So even if it's extended 6 months it falls within a
month of the average processing time.

Ms. Mclver. Right. And there are some offices that have never
processed a project in less than 24 months time. One office has a
median processing time of 32 months for processing 202 applica-
tions.

Mr. BoNkeR. Could you tell the committee if the processing time
has ?been shortzned or lengthened under the Reagan administra-
tion’

Ms. Mciver. It's about the same. That's, I guess, the irony of this
matter, that processing time dvesn’t have politics attached to it.
The processing on 202’s has been difficult ever since the program
was decentralized, back in 1977. The area offices were given a new
program, not a lot of instruction on how to do it, and processing
immediately became bogged down.

Mr. Bonker. Well then, if what you're saying is true and the av-
erage processing is 23 months, it means that the administration is
really forced to automatically extend.

Ms. MclIver. That's right.

Mr. BoNKEeR. Or be fairly ruthless in its cancellation.

Ms. Mclver. That’s right.

Mr. Bonker. Now, he just told us that they have canceled only
900 units as a result of this cancellation.

Ms. Mclver. Right.

Mr. BoNKER. So that must mean there's almost an automatic ex-
tension, even beyond the 24 months.

Ms. MclIver. It's not that automatic these days. More and more
they're tightening up on the cancellation policy.

We believe that projects should close in 12 months, because the
top 13 offices in the country can close those projects in 12 months.

Mr. BoNkeR. Well, not if you're laying off people left and right.

Ms. Mclver. Well, yes. You know, that couﬁlc have an impact on
processing also.

Mr. BonkER. Laying off people left anyway.

Ms. McIver. But the goal that we have and the way the program
works best, is to try and close those projects in the first 12 months
when they're still workable. So rather than to achieve a liberal ap-
plication of cancellation and extension policies, what we want to
accomplish is faster HUD processing.

HUD is correct that there are some sponsor-caused delays. But
we work personally in 25 of the 50 area offices, and we've had situ-
ations where nearly identical projects with the same sponsor, the
same architect, the same contractor, same consultant, and virtually
the same design, have taken 12 months to process in one HUD
office and 24 months in another office. So, there is a variance.

Mr. Bonker. Ms. Mclver. may | interrupt? We don't allow exten-
sions on votes, and | have about 4 minutes to get over to the floor
and cast my vote,

Ms. Mclver. OK.
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Mr. BoNKER. The subcommittee will go into recess for approxi-
mately 10 minutes. We'll pick up at about 11:25.

Ms. Mclver. OK.

Brief recess.)

r. BoNKkER. The subcommittee will reconvene. We were in the
rocess of hearing from Ms. Mclver on cancellations, before the
earing was recessed for the purpose of voting. You may proceed,

Ms. Mclver.

Ms. Mclver. The only point that I'd like to uﬁy, to wrap up on
the cancellation issue, is that HUD needs to be flexible with their
cancellation policy. But more important, we would like to assist
HUD in developing a policy that’s fair, and that expedites process-

ing.

g’here are sponsor delays. There are also HUD-caused delays.
And each party should be held resJ)onuible for those delays. We'll
do our part in working with the ad hoc coalition and the sponsors
and the constituenc gro% in reducing sponsor delays, if we can

e: a commitment from D to do their part in correcting HUD
elays.

Mr. BoNker. OK.

Ms. Mclver. Now, as far as Processing times, there are costs as-
sociated with processing times.

Assuming a 6-percent inflation rate, which is a very conservative
assumption, a delay of 1 month in startinf construction for each of
the 321 projects funded in fiscal 1983 would add approximately $2.7
million to the total cost of developing that housing.

Mr. BonNkEr. Now, you're talking about a delay of 1 month?

Ms. Mclver. A delay of 1 month.

Mr. BoNker. And your figure is a national average?

Ms. Mclveg. on the national allocation for fiscal 1983, the
prlcaects that were approved this past September.

r. BoNkeR. So, you're talking about a number of projects that
were delayed?

Ms. Mclver. Right.

And if we could reduce processing time from the median, 23
months, to 10 months, we could effect a savings of $35 million in
section 202 loan authority on those pr?jects, and an additional sav-
ings in section 8 contract authority of $72 million. So, it’s a very
serious cost problem, the Processing time delay is.

Mr. BoNkER. I wonder why the administration didn’t include
processin% in its cost containment program.

Ms. Mclver. I would like to recommend that they do. That would
be my favorite cost containment policy.

There also are some other things that we've identified that I
don’t want to go into in great detail that would also save costs. One
is reverting back to the pre-1977 application procedure, which
doesn’t require sites on the part of sponsors. Right now there is
only about one in six section 202 applications selected for funding,
andy yet HUD has to go out and review all six sites and review ar-
chitectural drawings on all six projects. I think we could effect
some savings that way.

Also, HUD has a requirement that you form a borrower corpora-
tion in order to own a 202 and that js a dood requirement. But if
that requirement were imposed at the time a fund reservation is
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approved, then we would not have these thousands of borrower cor-
porations being formed each year unnecessarily, and that would be
a savings, especially to the IRS which has to process each of the
S01icxd) tax exemption requests for these corporations.

Also, we would like to see some type of fast track processing
whereby if a sponsor agrees to some kind of minimum dollar
amount for their overall cost, then they would be exempt from cost
processing.

Another idea that may not save money, but would certainly give
sponsors more flexibility would be to eliminate HUD's size limits
on efficiencies, one bedroom, and common areas, and give sponsors
a maximum square footage within which they can design and let
them do with that what they may. In this way, you wouldn't in-
crease costs in the program because your total square footage is
going to be the sume, but you would allow sponsors to either have
smaller units, more common sprce and serve the frail elderly, or to
have larger units, less common space, and serve the well elderly.

Also, it would give sponsors the flexibility of not having to buiﬁi
efficiency units. So instead of building 25 percent of the units_as
415 square feet efficiencies and 75 percent of the units as 540
square feet one bedrooms, a sponsor could have a project of all one
bedrocms at, for instance, 500 square feet each. This type of polic
would give more flexibility to the sponsors because, after alK
tgeyl're the ones who have the 40-year obligation for repayment of
the loan.

Additionally, there are several places in the underwriting proce-
dure where, if HUD would pursue a much more aggressive under-
writing posture, we could accomplish cost savings. 'Fhose would be
in the areas of project contingency, construction interest, and
what's called a net income reserve. But these kind of changes could
be made exclusively through changes in underwriting procedures.

As you have probably noticed, we're not here to complain or
share war stories or to request more funds. What we are here for is
to provide some positive suggestions for improvements in the pro-
gram, changes which we think will benefit the elderly and, at the
same time, contain costs in the 202 program. These aren’t our own
personal ideas. They're the result of meetings with congressional
staff, sponsors, architects, contractors, and they are a' ‘o the result
of some discussions with HUD staff.

In fact, the fast track processing idea that we were discussing
emerged from a concept initially advanced by Undersecretary
Abrams at a meeting convened by the Federal Council on Aging.

We've advanced several suggestions today on topics ranging from
fair market rents to processing times. Jim Womack is going to go
into some more suggestions on management. But to begin a dialog
on these proposed changes for the section 202 program, most of
which can be accomplished through administrative action or by
regulation, we would like to request your assistance in establishing
a4 section 202 task force. We would like this task force to include
representatives from the appropriate congressional committees, in-
cluding the Select Committee on Aging, and the House Banking,
Finance. and Urban Affairs Committee, along with representatives
of HIUD. the Ad Hoc Coalition on Housing for the Elderly, constitu-
ent groups, sponsors, and section 202 professionals.
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The charge of this task force would be to develop and implement
changes in the section 202 program which result in greater pro-
gram efficiency, cost savings, reduced regulations, and design flexi-
bility, while at the same time giving full consideration to the devel-
opment of quality living environments for our Nation’s elderly.

The section 202 program is not a partisan program. Both Repub-
licans and Democrats alike have strongly supported this program
since its inception in 1959, and have repeatedly renewed its author-
ization and appropriated its funding.

As a constituent group for this program, we are prepared to
work with the Congress and HUD as a team to provide for greater
efficiency in the 202 program to help our limited funds produce
more housing while at the same time not jeopardizing the quality
of this housing. Your support and assistance in the establishment
of a section 202 task force would give us the vehicle to make these
improvements.

Thank you.

[The prepared statement of Ms. Mclver follows:]

Preraren STATEMENT OF DIANA MclveRr, Conroy & McIVER, DaLLas, TX

Mr Chairman, members of the committee, [ appreciate the opportunity to appear
here today to discuss the Section 202 program. My name is Diana Mclver, and | am
a partner i Conroy & Mclver, a consulting firm which has provided consulting
services on more than forty Section 202 developments across the country.

| have been involved with the Section 202 lerogram for nine years, initially as a
stall member of the Senate Special Committee on Aging and most recently as a con-
sultant in the program This range of experience has allowed me to view the pro-
gram from the various perspectives of the Congress, HUD, the sponsor, and the de-
velopment team While | take great pride in what hus been accomplished since the
revitalization of this program in 1974, as I know you do. | believe the Section 202
program can become a more cost-effective, more Pﬂxlcient and more flexible provider
of housing for the elderly.

During the past three years. HUD has embarked upon a policy of cost contain-
ment in the Section 202 program. 1 support containment of costs in the Section 202
program because 1 believe it will allow ys to expand the limited funds to meet the
tremendous demand of this specialized housing tor the elderly. It is possible, howev-
er, to cut costs in the program without jeopardizing the quality of building construc-
tion. reducing the management efficiency of the building. or eliminating common
spaces for social get-togethers.

Many of the cost containment measures implemented by HUD have been well
thought out and have had little negative effect on the program. Unfortunately.
others have been conceived in a vacuum and have had a significant detrimental
eifect on the progran,

One example of a policy that is ill-conceived is HUD's cancellatior policy. This
poliey cadls for cunct-llntinn of any Section 202 project that has not started construc-
tion within eighteen months after the funds are awarded. Under certain circum-
stances, six_month extension can be granted. In theory, this policy seems reasona-
ble and justified. In fact, | know of no one active in the Section 202 program who
doesn’t <upport the concept of starting construction as soon as possible after award
of the hm(L The problem with this policy is that in most cases it is HUD that
vauses the delay rather than the sponsor or the development team. In a study of
HUD processing time for Section 202 projects, the Housing and Community Develog-
nient ‘(('suurc(' Center found that the national median time for processing Section
202 projects from fund reservation to construction start is 23 months. Tﬁis study
analyzed =30 projects processed in all fifty HUD field offices. The projects analyzed
included 520 projects for the elderly and 301 projects for non-elderly handicapped
persons The htluiy only looked at projects in whicﬁ eonstruction had actually start-
ed but final loan closing had not taken place. In this way. the study is skewed
toward projects that have been processed most recently and tend to reflect the cur-
rent situation

HUD has. however, in the implementation of the most recent cancellation policy.
intimated that all processing J(-Iuys are sponsor-caused delays. Although earlier
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cancellation policies allowed extensions for HUD-admitted delays in processing, the
most recent policy does not. However, the processing time study shows that the top
thirteen I"IU‘[))0 field offices process within twelve months while the bottom twenty
field offices take from twenty-four to thirty-two months to process. Unless there is a
significant difference between sponsors who apply in the top rated field offices and
those who apply in the bottom rated field offices, the reasons for longer processing
times clearly stem from differences in HUD field offices. (Coincidentally, the top
field office and the bottom field office are both in Michigan. The Grand Rapids
office processes in 115 months and Detroit processes in a median time of 32
months.!

Processing delays are not something new to the 202 program. They were not in-
vented by the current Administration, and in fact became a significant roblem
when the processing of 202 projects was “decentralized” in 1377. However, HUD has
the power to correct these problems and I hope that our discussions of this problem
today will result in actions on HUD's part. As a member of the Ad Hoc Coalition on
Housing for the Elderly and as a Section 202 consn!.ant, I assure you I will take
whatever steps necessary to ensure that sponsors, consultants and other develop-
ment team members be held responsible for sponsorcaused delays provided we can
get assurance from HUD that they will correct HUD-caused del: ys.

Translating shorter processing times into cost savings is difﬁcult. However, as-
suming 6% inflation, a delay of one month in starting construction for each of the
421 projects funded in ﬁscar 83 would add approximately $2.7 million to the total
conts of developing the housing. If HUD could reduce median processing time from
4 months to ) months for the 1983 funded projects, $35 million in Section 202 loan
authority could be saved. In addition, the budget authority necessary to fund the
twenty year Section R contract required to support the increase? coats would
anount to more than 372 million.

Shorter processing time is not the only area in which we could effect a savings.
Other areas that we have identified as having potential for cutting costs in the pro-
gram include:

Changing the application and processing procedures to eliminate the necessity for-
identifving a site at the application stage for projects for the elderly. Currently, ap-
plications for projects for non-elderly handicapped need not contain information
about site or design. Sponsor costs for land options and preliminar architectural
design would be eliminated. HUD administrative costs would be r uced by elimi-
nuting the necessity of architectural review and site visits at the application stage.

Removing the requirement for formation of a borrower corporation and for apply-
ing for tax exemption at the application stage. Sponsor costs for forming borrower
corporations and applying for tax exemption would be eliminated. HUD and IRS ad-
ministrative costs would be reduced by eliminating reviews.

Establishing a “fast-track” processing system w..ereby sponsors who elected to
keep their development costs at a specified minimum tie., 85% of the Section 202
cost limits or a similar agreed upon measure) would have reduced processing re-
guirements, including the elimination of cost processing.

Chamgng HUD's maximum square footage limitation fron. an individual unit
bisi= 1o @ project basis. Currently HUD limits the size of one bedrcom units to 540
squans feet and efficiency units to 415 square feet. Further, HUD requires that 25%
of The units 1n i project be efficiency units and limits community space to 5% of the
tetal project gross square footage HUD can accomplish the same result by establish-
i 4 limitation o total square footuge in a project and allowing the sponsor maxi-
mum tlexibility 1n determining how that square footage is allocated among unit
types iand community space. This will give sponsors the option of serving the frail
elderly by designing smalier living units with more congregate service space or serv-
e the we 1l elderly by desigming larger units with less community space.

Additior slly. we could reduce costs in the 202 program tconsequently reducing
Section s authoritys through more aggressive underwriting on the part of HUD.
This would include

Keducing the project contingency amount from 3¢ to 17 of mortgage and estab-
hishinge o reprtonal office contingency

Eltnunating the two extra months of construction interest charges that are built
into the underwriting process

Reducing or elinunating the requirement for a 5% net income reserve in deter-
miming the amount of funds m'mlnl)l(- to support the mortgage

These and other points are described in more detail in a number of specific pro-
posals that hiave been provided for the record. would be happy to answer any ques-
hots regarding these proposals at the conclusion of my remarks.
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As you have no doubt nhoticed, we are pot here to complain or to share “war gto.
ries” or to uest more funds—although if the Congress sees fit to increase the ap-
ropriations for the Section 202 Program, You will have oy Support. Instead, we
ave come forth withp Bome positive g estions for improvements in the lprogm-am
which wij] ultimately benefit the elderly and handicapped consumers while gt the
same time encouraging cost-effectiveness jn the 202 Program. These gre not the
ideas of a few Professionals ipn the Section 202 Program; they are the results of meet.
ings with Sponsors, 202 Professionals, ‘ongressional staff, and HUD stafr. In fact, the

‘fast track Processing ideg eémerged from g concept initially advanced by Under
Secretar Abrams at 8 meeting convened by the Federa) Council on Aging.

On befralf of the witnesses on the pane), '] would like to recap oyr suggestions for
solutions to the Problems at hang. Tg:y are as follows: Provide more flexibility and
fairneqa in the Fair Market Rent System; Freeze the interest rate at 9.259;, op ower;

E;xpedne Processing time on 202 applications; Eliminate.aite requiremept at applica-
n 3

should be cancelled.

To begin a discussion of these proposed changes to the Section 202 Program, m
of which can be accomplished t roufh administrative action or by lation, we
resp&ctlftillyhrwesi {‘our assistance Secti ur Force,
would like this Tas
siong) Comniittees including the Select Committee on Aging an
ing, Finance and Urban A airs, along with representativey of HUD, the Ad Hoc Co-
alition on Housing for the Elderly, nstituent Grour-. Section 202 Sponsors, and
Section 202 Professionals including Consultants, Architects, Attorneys and Contrac.
tors,

The chalz-ge of this Task Force would be to develop and implement changes in the
gection 20 i

The Section 202 rogram is not g partisan program. Both Republicans and Demo-
crats alike have strongly supported this program since ity inception in 1959 and
i i T unding. As the con-
stituent 8roup for this m, we are Prepared to work with the ngress and
1UD as a team to provide for greater efficiency in the 202 p to [ alp our ljm.
ited funds roduce more housing while at the same time not pardizin;z the qual.
itdy uf this ousing. Your support and assistance in the estab, ishment of q Section
202 Task Force would give us the vehicle to make these improvements,

HUD FIELD OFFICE RANKING PROCESSING TIME FROM FUND RESERVATION To INITIAL CLOSING
SECTION 202 PROJECTS INITIALLY ENDORSED, NOT FINALLY ENDORSED AS OF OCTOBER 31, 1983
T e

fam Regon Fied ot Proct type of T i
e O M

l 3 Grand Raputs £iderly 1l 1564 1100 900
Noneiderly R (") (') ()

Total . 12 1533 1% 1150

J 9 Sacramentg Eiderty 1 (M (1) (1)
Noneiderly 3 1233 1200 1800

Totai { 1200 1200 1100

1 3 Minneapgis Eiderly 18 18 1200 300
Noneidery _ s 1460 1200 1800

Total 23 1243 1200 1100
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HUD FIELD OFFICE RANKING PROCESSING TIME FROM FUND RESERVATION T0 INITIAL CLOSING
SECTION 202 PROJECTS INITIALLY ENDORSED, NOT FINALLY ENDORSED AS OF OCTOBER 31,
1983-—Continued

Raok Region Fiold otfice Propect typs mr Poctssing tme V%M

) ) procts Maan Radian median
! S 3 Pittsburgh...... .. ... n 11.50 85
") (") (1)
1211 12.00 11.00
5 . 7 0maha oo 12.33 12.00 8.00
") ") (R}
13.20 12.00 11.00
6 5 Columbus..... ..o 11.25 12.00 8.00
") " )
13.30 12.00 11.00
1 . 5 Indianapotis...........cooen 14.00 12.00 8.00
(1) " )]
14.00 12.00 11.00
3 4 Nashville oo 14.00 12.00 8.00
&) (1) ()
14.40 12.00 11.00
9 1 Kansas City . 1443 1200 8.00
1492 12.00 18.00
1474 12.00 1100
10 4 Knoxville . ... .. 15.87 12.00 8.00
) (") (')
15.90 12.00 11.00
11 78 lows .. .. 15.50 12.00 800
] " ()
16.38 1200 11.00
12 8 Denver 1333 12.00 8.00
2062 22.50 1.50
1667 1200 11.00
13 6 New Orleans 16.75 12.00 8.00
) M ")
a2 1200 1100
i 4 Bumingham 16.00 1200 8.00
() ) (")
Total 10 19.00 12.50 10.50
15 1 Providence Elderly 3 1200 1200 800
Noneiderly . 2 M " ")
Tolal 5 2140 1300 10.00
16 5 San Antonw Elderty 4 W0 14.00 6.00
Neneiderly. 0 ") (") (")
Total 4 1400 1400 9.00
1 1 Des Moines Elderly 1 1571 1900 1.00
Noneiderly . 8 1837 14.00 16 00
Total 15 1713 1400 900
18 3 Washington Elderly 4 26.25 2100 -700
Noneiderly 13 18177 14 00 1600
Totat . 1 2053 LR 9.00
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HUD FIELD OFFICE RANKING PROCESSING TIME FROM FUND RESERVATION TO INITIAL CLOSING
SECTION 202 PROJECTS INITIALLY ENDORSED, NOT FINALLY ENDORSED AS OF OCTOBER 31,
1983—Continuad

O L L o e Py B -t
Ph B Mede  mde

[ T— 163 1800 200

* L) M

1675 1800 500

S 7% 160 4.0

e 2200 800

s 200 300

| S 1575 1200 800

20 20 190

e 200 300

S 1964 1700 300

89 X0 0.0

210 2000 300

D B 1200 800

2500 2200 100

1% 2100 200

I 80 2050 0 -%

*) * )

1960 2100 200

25 s e AN 2000 0.00

240 2100 9.0

nyR A0 200

T 1800 1850 150

193 a8 850

B A% 150

e 155 1200 800

273 400 6.90

84 200 100

Beoo oM AN -1

M ™ M

032 20 100

: J 212 20 -100

™ ™ ™

405 2200 100

) 05  BW -0

uB AN -1

A B -

3 04 A0 400

%25 2% 6.50

2% U0 10

7 1667 1400 6.0

B8 %0 .0

e 26 AN -10

3 t Greenshoro by .. ... 1l 21 280 -30

Mooelderty . . . .. 2 43 4N 600

Tt .. .. B AW uN -0

44



41

HUD FIELD OFFICE RANKING PROCESSING TIME FROM FUND RESERVATION TO INITIAL CLOSING
SECTION 202 PROJECTS INITIALLY ENDORSED, NOT FINALLY ENDORSED AS OF OCTOBER 31,
1983—Continued

Mumber Procecing time Varionce from
Fiokd olfice [ ]

o open “ Proet b projects Mo Mefion '::
n.. 1 Boston 23.04 .00 —-4.00
.67 .00 6.00
3.8 .00 ~1.00
35 5 Chicago...... 20.19 2.5 -2.50
am 26.00 4,00
a3 24.00 —1.00
3. 4 Louisville U9N 24.00 ~4.00
(") (") (1)
U9 .00 -1.00
k) 5 Miwavkee 1889 14.00 6.00
8 2.5 2.5
49% 24.00 -~ 1.00
. 9 Honolulu (1) (1) (1)
an 24.00 6.00
2.2 .00 -1.00
39 9 Phomnix 6.8 2050 -.50
29.00 31.00 —1.00
2145 24.00 -1.00
40 3 Charfeston 8.8 .00 —4.00
(") (1) )]
89 .00 -1.00
) 9 San Francisco 2am 20.50 -5
2825 3300 -3.00
34 2.5 -1.5
42 ) 9 Los Angeles 567 240.00 —4.00
P75 3200 -2.00
2131 25.00 ~2.00
43 2 Newark .. ... o 2440 20.00 —400
k) 1} 35.50 —~5.50
21.10 25.00 -2.00
“" 1 Manchester ... . 28-61 2100 -1.00
30.4 21.00 3.00
2954 21.00 —4.00
4 2 New York 2698 .00 —~4.00
I8 38.00 -300
30.76 200 —4.00
4% 4 Jackson 28 21.00 -1.00
(") )] (")
ann 21.00 —400
4 2 Buttalo 1991 21 00 ~1.00
10 46.30 4300 -1300
1 kg ] 3.00 -6.00
48 6 Houston 2 (Y (") (")
2 () (") (*)
Tolal . 4 2925 3000 ~700
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HUD FIELD OFFICE RANKING PROCESSING TIME FROM FUND RESERVATION TO INITIAL CLOSING
SECTION 202 PROJECTS INITIALLY ENDORSED, NOT FINALLY ENDORSED AS OF OCTOBER 31,
1983 —Continued

Rank R Freid offi Progect "“r Processing e v"mwzm
" o ™ e woects e Median medan
49.. .. 6 Dalias . ... ... Eiderly . e 9 M.l 2500 ~500
Noneiderly ..... _.,.......__._______3_ 233 41.00 -11.00
Total........oooocccrrnnns 12 242 3050 -1.50
50 . 5 Detrost .. . .. Elderly 13 33.85 3200 -12.00
Noneletl............... 0 (") (" ("
Total......ooce e 13 3385 2.0 ~9.00
National .. .......... Eiderly 529 20.83 2000 ...
Noneidetly.. ................ . _3(_]_1_ 26.99 3000 ..o
Total.......o.coooen.... 830 23.07 2300
¥ Mean and medan or fewer than 3 promets 1 any calegery ot shown
Note Ranh was determened by g the number of months requred for processng each project from fund reservation fo ntial closng.
Pri umt.hm-mmum handicapped. Only those progacts that have irtially closed bt have not yet been finally closed were
ng m m
nd 1 heid determined nonsidey handicapped projects, and all projects. The offices
n?':m w&mﬁ& lu”%?w. m'&% b.‘ my\ 82 Jﬁa‘&m’ﬁ"m order.
The meduan for eidery 1S 1 from 3 low of 11 months in the Grand Rapids office o a Nigh of 32 months in Detroit. The low mean
mm&mr from 1125 n e Coumbus office to 33.05 months in Detroil. The national medisn and mean were 20 and 20.83
™ wis moaths in and Kansas 0 43 moaths in

The medun tme for s 1 from
S M s o o o s 1.

, -4 S ware mean for wery
zaormmmzsmtmwmmmmn 20 83 months o process (20 month median) and noneiderly handicapped
propcts avetaging 26 99 months with 3 mmm;rmum.

REDUCE PROCESSING TIME

Background.—Median processing time for Section 202 projects ranges from 11.5
months for those projects processed by the Grand Rapids HUD Office to 32 months
for thuse processed in Detroit. The median processing time for all Section 202
projects, nationwide, is 23 months. (Twenty months for elderly projects and 30
months for non-elderly handicapped projects.)

Implementation.—1. Establish firm time guidelines for sponsor and HUD.

a. Require post fund reservation meeting between sponsor’s development team
and director for housing development, multifemily housing representative, design
representative, cost processor, valuation processor, mortgage credit examiner, and
housing management representative. Establish specific timetable for sponsor and
HUD within the following general guidelines:

L
Targel Maumum
Submit condiional applcation S 30 60
Issue conditional comantment . 45 60
Submit firm application . 75 120
Issue firm commitment . ) - 30 60
Imteat loan ciosing S 20 30

b Assign monitoring responsibility to multifamily housing rp once schedule is
agreed upon by sponsor and HUD. Notify each member of the development team
and each HUD processor of schedule.

2. Require written explanation for any HUD-caused delay.

a. Establish formal responsibility for any delays. If delays are caused by sponsor,
time counts against project. If delays are caused by HUD, time is not counted
against project. Director of Housing should be held responsible for all HUD delays.

b. Rate each office by how well schedules are met and by length of processing
time from fund reservation to initial closing.
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3. Provide training and guidelines for HUD technical processors to eliminate un-
necessary delays due to “nit-picking’".

a. Review all requests for additional information to ensure that information is
reall{:snecessary for processing.

b. Establish Central or Regional Office “trouble-shooters” for technical processors
to call, to answer questions, and to assist in determining if information is really nec-

essary.

Benefits.—For the average project, each month of delay increases total cost by
$15,000 (assuming 6% inflation rate). For all HUD projects, each month of delay
costs approximately $2,900,000. If median processing time can be reduced from the
current 23 months to 12 months, total savings &; year would be almost $35,000,000
in Section 202 loan funds. Annual savings in ion 8 contract authority would be
approximately $3,627,000 or $72,540,000 over the twenty J'ear contract period. Addi-
tional savings could also be achieved by the sponsor and the development team as
well as in HUD administrative costs.

IMPACT OF DELAYED PROCESSING ON COSTS IN HUD’S SECTION 202 PROGRAM

[Section 202 Processng Schedule]

Kol Typecal
Fund reservation issued Sept. 30, 1983................. Sept. 30, 1983,
Conditional commitment apphed lor . .. ... Nov. .. Nov. 30, 1983,
Conditonal commitment tssued.. ........ .........oe.. Jan. June 30, 1984.
Firm commitment apphied for ... e AL w0t 30, 1984,
fFim commtment 1ssued ... July 30, 1985.
Intiad closing .. .. .. Aug. 30, 1985.
Consiruction start .. .. ... Aug. 31, 1985.
fotal elapsed time . 23 months,

EFFECTS OF INFLATION ON COSTS OF 1983 SECTION 202 PROJECTS PROCESSED OUTSIDE OF IDEAL

SCHEDULE
Anoual nftation rate 0 k] 6 9 12

Onginal fund reservation . .. .. $3,100,000 $3,100,000 $3,100,000 $3,100.000 $3.100,000
Actual cost (13 month delay). . . 3,100,000 3,200,750 3,301,500 3,402,250 3,503,000
Additional cost to HUD for typical project

processed in typcal time . . . 0 100,750 201,500 302,250 403,000
Additional cost to HUD at typical process-

ng time of 23 months_. .. .. ... . 0 17,420,000 34,840,000 $§2,260,000 69,680,000
Cost per month for typical project not

processing within igeal schedule . 0 1,150 15,500 23.250 31,000
Cost per month for ail projects! not

processing within wdeal schedule . 0 1,451,667 2,903,333 4,355,000 5,806,667

! B&d on total fscal year 1984 fund reservatons of $536.000.000

REVISE APPLICATION PROCESS TO ELIMINATE REQUIREMENT FOR SITE CONTROL, BORROWER
CORPORATION, AND IRS APPLICATION

Background. —The Section 202 application procedures require that every sponsor,
at the time of initial application, submit a proposed site (which must be under con-
trol), show preliminary plans, established a separate borrower corporation, and
show proof tﬂat tax exemption under 501(cX3) has been applied for. All of these re-
quirements unnecessarily produce extra work and extra cost for the sponsor, HUD,
the IRS, and development team members. All of these requirements can be satisifed
after the initial fund reservation is made.

Implementation.—Change the application and processing procedures in accord-
ance with the following:

DATE AND ACTION

February 15-~Invitations issued by Area Offices.

March 1-15—Area Offices hold workshops and distribute developer's packets.

April 30—Applications due into Area Offices Sponsor submits experience and
qualifications, financial capability, local support.
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May 1-June |5—Processing and rankil;% by Area and Regional Offices.

June 15—Submit rankings to central oftice.

July 25—Congressional notification.

July 31—Sponsors notified of fund reservations.

September 15—Modified conditional commitment submitted: Site information,
borrower corporation, preliminary plans, contractor info.

October 31—Madified conditional commitment issued.

November 30—Supplemental info submitted by sponsor: Management info,
survey, soil tests.

January 31—Firm commitment submitted: Final plans, survey, cost breakdown.

March 31—Firm commitment issued..

April 30—Initial closing and construction start.

Benefits.—By modifying the application and processing schedule, construction
could start three to four months earlier. In this way, construction could begin in
late spring rather than in the fall and construction time would be reduced. This
would translate into savings in both costs and interest. In addition, up to eighty per-
cent of all site reviews and preliminary architectural reviews would be eliminated
because only those projects that are actually funded would submit site and design
information. Furthermore, sponsors would save money by not having to option land
and form borrower corporations prior to receiving a fund reservation. About 1,000
agglications for 501(cX3) tax exemption would be eliminated. This could save the
IRS as much as $500,000 a year.

Under current procedures, it costs approximately $9,000 in staff time, option fees,
and expenses for the sponsor and the development team to submit an application
under the Section 202 program. In addition, it is estimated that HUD spends a
proximately $7,500 to review each application. At least 756% of these costs are di-
rectly related to the site, the borrower corporation, and the preliminar{ plans. At
least $17,000,000) could be saved annually by HUD, the IRS, and the public by revis-
ing the current procedures.

ESTABLISH A “'PAST TRACK' PROCESSING SYSTEM WHEREBY SPONSORS WHO ELECT TO KEEP
THEIR DEVELOPMENT COSTS TO SPECIFIED MINIMUMS WILL HAVE REDUCED PROCESSING
REQUIREMENTS

Background.—During a meeting convened by the Federal Council on Aging, HUD
presented the idea of a ““fixed-sum" mortgage whereby the sponsor could have maxi-
mum flexibility in design issues as lonE'as the project included a minimum number
of units for that mortgage amount. HUD's intent was to prevent the continual re-
processinﬁ and requests for additional Section 202 loan authority and Section 8 con-
tract authority that are characteristic of the 202 program. Such a fixed amount
could be tied to one of two existing HUD limits in the 202 program: the regulatory
costs limits (or a percentage of such costs) or a debt service mortgage figured at a
fixed percentage of the rents and a specific operatinlg expense ratio.

Implementation.—(1) At fund reservation stage, HUD would determine a level of
mortgage and rents which, if adhered to by the sponsor, would allow “fast-track”
processing. (2) For sponsors electing to utilize “fast-track” processing, cost process.
ing would be eliminated since they are not exceeding HUD's prototype costs. Addi-
tionally, architectural processing could be minimized with only assurances that the
minimum property standards and local codes were being adhered to.

Benefits. —It is estimated that this ''fast-track” processing could eliminate another
four months from HUD processing time. In terms of cost savings estimated to be
315,000 per month per project, this would result in an additional savings of $60,000
for each project where the sponsor elected to go this route. This savi:gs would be
over and above the savings outlined in the proposal regardimi improved processin
time Additionally, there would be a substantial savings to HUD in terms of sta
time spent on processing Section 202 projects.

PROVIDE FOR MAXIMU'{ GROSS SQUARE FOOTAGE LIMITATION BASED ON TOTAL UNITS
RATHER THAN LIMITATION BY UNIT TYPE

Backyround.--Under cost containment, unit sizes are limited to 415 square feet
for elficiency units and 510 square feet for one bedroom units. In addition, special
spaces and accommodations are limited to five percent of gross project square foot-
age For a typical ¥3 unit, three story project, these limitations create a project of
about 60,0(0) gross square feet. By changing the cost containment rules to allow 725
Kross square feet per unit, man{ benefits in design and marketing flexibility can be
realized without increasing total square footage or cost.

Implementation.—Change cost containment regulations to specify that sponsor
may choose either method in designing a project: (a) Maximum project gross square
foutage per unit (with adjustments made for building type) or (b) current method.

Renefits - Use of either method should not change the total gross square footage
or the total cost of a project. Similarly, the total rent necessary to support the mort-
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gaFe should not be an{ different. Allowing the total gross square footage method
will allow more flexibility in the design, however. In fact, the costs of construction
under the current method are probably higher because four separate unit type:
must be designed (efficiency and one bedroom, l}andicaﬂ d and typical). In addi-
tion, the architect is limited in flexibility of design by having to work within the
constraints of the unit limitations. The long-term marketability of efficiency units
could also become a problem in some areas where they are now being built. By al-
lowing a choice of methods, sponsors could propose all smaller one bedroom units at
no al:iditional cost to the program if that were more appropriate to the particular
murket area.

ELIMINATE TWO EXTRA MONTHS OF CONSTRUCTION INTEREST

Background.—When determining the amount of construction interest to be in-
cluded in the mortgage, two extra months be,ﬁt‘md the scheduled construction com-
pletion date are included in the calculation. This extra time is included so that in-
terest during rent u&can be paid out of the construction loan rather than out of
operating expenses. With Section 8, this extra money is not needed because of the
vacancy loss payment provisions. In effect, HUD is paying twice. Generally, the
extra money received by the sponsor during this period is either spent or deposited
in the reserve account.

Implementation.—Change valuation processing to eliminate inclusion of the extra
months in calculating construction interest,

Benefits. —For the tyrical project, the two extra months of construction interest
amount to approximately $24,000. Nationwide, the cost is more than $4,000,000. The
annual Section X contract authority necessary to support this cost is approximately
$117.000 or $8,340,(00 over the twenty year lli?"e of the contract.

CHANGE PROJECT CONTINGENCY FUND TO ONE PERCENT AND ESTABLISH REGIONAL
CONTINGENCY FUND

Background. —The project continlgency fund has been established at three percent
of the mortgage. A portion of the fund can be utilized as an allowance to make the
pruject operational tusually less than one percent). The remainder of the contingen-
¢y is available to puy for unforeseen expenses. At the completion of construction,
uny remaining contingency is placed in a project reserve fund. Currently, it is esti-
mated that. on the average, about forty percent of project contingency funds are ac-
tually utilized.

Implementation.—t 1) Reduce the project contingency fund to one percent of the
mortgage. 2) Allow use of the contingency fund for_‘““moveable” items such as main-
tenance equipment, lobby and office furniture, office equipment, etc. (3) Set aside
loan funds for a regional contingency fund to be used in lieu of a project contingen-
cv fund. The amount of the regional fund could be established at three tenths of one
percent of the total regional office Section 202 allocation. This fund would be con-
trolled by the regional administrator to provide for contigencies in individual
projects. Specific instructions for use of the fund would follow the current regula-
tions on using the project contingency fund. At final closing, a mortgage increase
note couldi be prepared to include an increase in the loan from the regional contin-
gency fune

Benefits. - Currently, project contingency funds account for approximately
223,000,000 per year in Section 202 loan funds. Annual Section 8 contract authority
necessarv to support this amount is about $2.368,000 or 347,360,000 over twenty
vears By reducing the project contingency to one percent and establishing a region-
al office fund of three tenths of one percent of the total regional allocation, a sav-
s of approximately 313,000,000 per year could be realized with a concomitant sav-
s 10 annual Section # contract authority of $1,340,000 or $26,800,000 over twenty
yeurs

ELIMINATE NET INCOME RESERVE

Buckground - A five percent net income reserve is included in the processing of
all Section 202 projects. Some area offices take this reserve into account when esti-
mating operating expenses and some offices do not. Because no distribution of sur-
plus cash can be made in the Section 202 program, a net income reserve is not nec-
essary The vacancy loss reserve of three percent or five percent is sufficient to pro-
vide any operating reserve In those circumstances where the market dictates a
higher reserve, the vacancy reserve can be increased. As long as the Section 8 pro-
yrem provides rental subsidy in Section 202 projects, three percent vacancy loss re-
serve with no net income reserve should be sufficient.

Implementation.—t1) Eliminate net income reserve from processing. (2) Instruct
valuation staff to determine appropriateness of three percent or five percent vacan-

@ ¢ loss reserve depending upon market.
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Benefits.—Elimination of net income reserve will reduce the required income, and
therefore the amount of Section 8 contract authority, necessary to support a given
mortgage. For an average project of 83 units with a mortgage of $3,100,000 and oper-
ating expenses of $145,250, the annual net income reserve amounts to $15,480. For
all Section 202 projects, nationwide, this amounts to approximately $2,600,000 in
annual Section 8 authority or about $52,000,000 over the twenty year contract term.

In addition to the Section 8 savings, total operating expenses for Section 202
projects will also be reduced. There is no incentive to generate residual receipts or
surplus cash in Section 202 projects because no cash can be distributed. As a result,
all of the money available for operations is spent by most sponsors and managers of
Section 202 projects. The net income reserve ($15,480 for tﬁg average project) is in-
cluded in the annual financial audit and is included in the data base of operating
expenses utilized by valuation and management staff in estimating operating ex-
penses for new projects. This historical data causes the operating estimates for new
projects to be skewed upward by as much as eighteen percent per year. Over a five
year period, this factor alone {(excluding the effects of inflation) would cause the
total rent needed to support debt service and sstimated operating expenses to in-
crease by about thirty-four percent. For the average project, this would amount to
an increase in annual Section 8 contract authority of approximately $160,000 and
almost $27,000,000 nationwide.

EFFECTS OF NET INCOME RESERVE ON OPERATING EXPENSES AND RENTS IN SECTION 202 PROJECTS

. Pmm'_'f‘f pwmsed 191 1978 1979 19%0 1981 1982
Motigaze amoat $3.100.000 $3.100.000 $3.100000 $3,100000 $3.100.000  $3,100,000
Gross potential ncome 468924  499.3886 530,790 563,165 $96,54] 630.951
Occupancy $ v o & 8 9
Ettective gros ~come 454,856 484,404 514.866 546,270 578.645 612,022
Operating exp s 145.250 174,798 205,260 236,664 . 2903 _30_2416
Net income 309.606 309.606 309.606 309.606 309.606 309,606
Net income *~#°,c ,&Clor 95 95 95 95 95 95
Available for debt service . 294.126 294,126 294,126 294,126 294,126 294,126
Amount of net INC reserve . 15,480 15.480 15,480 15,480 15,480 15.480
Amount of vacancy reserve 14068 14982 15924 16895  17.8% 18,929
Tolal operating reserve 29.548 30,462 31,404 32375 33 34,409
Projected operaling expense 145.250 149 205,260  236.664 269039 _ 302,416

Total avaiiable for operations 174,798 205.260 236,664 269.039 302.416 336.825
Total tent increase (percent} . 6.50 13.19 2010 212 34.55

Total operaling expense increase (per-

cent) 2034 4131 62.94 85.22 108.20

Note  Because there o no wncenive lo generate resdudl receipls i propcts where 00 Cash caa be drslrduted, the total avadabie for operations
n uSunly epenced These expenditres are then Certfd n the wnudl audt and ae enfered ilo the underwrting process Prosscts that are
ubsequently ynderwritten uﬂn&'mwd opersting datd from other secton 207 prowets ae processed weth operaling expenses and,
consequently Nigher rents i order 10 generate the wame mortgage amount
The figures sbove show how 2 typecal HUD office underwrites saction 202 projects over 3 6 year perod uwng Instorcal 0perateg dala from
previous saction 202 projects lo eshmate operating expenses for procts w process The compound nature of the process further creases the
does

potentai error
The lotai percentage ncresse wn rent and operatng expenses calculated lake néo nfgunl ¥y adwstment for wlation that may
nounts kst
amount of mortgage Ihs occurs even though no real

above
be added during the underwtiling process Ay such adxssimen! would be m addion o
Notce how & Weger and Wrger gross potntiad ncome 1S needed 10 support the
el 0 aperdling expenses [kes place over Ihe perod Thes effect can De verfaed by medswing the average operalng expenses approved lor
The byse vedt (19770 tor Jl sechon 202 promcls and adpshng for wilaton w 2 part heid otfice

Mr. BoNkER. Thank you, Ms. Mclver, and Mr. Conroy for what I
think is very helpful testimony on section 202. We shall now move
to our last witness or anchorperson, who is James Womack, direc-
tor of housing at the National Council of Senior Citizens. Mr.
Womack, as with ihe others, if you can find a way to shorten the

statement, we would appreciate it.

STATEMENT OF JAMES L. WOMACK

Mr. Womack. Thank you, Mr. Chairman.
I've already provided the subcommittee with a written statement
but I'd like to highlight some of the points of that statement, if I
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may, to save some time, and to draw your attention to six essential
points which address the area of management the of 202/8 housing.

These areas are listed on page 2 of the statement. The first, legis-
lation which has not been implemented by the issuance of regula-
tions or handbook procedures. The second is the poor implementa-
tion of the regulations, where they do exist, by the Department.
The third is the effect of the administration’s own reductions on
itself in the areas of organization and supportive services.

Fourth, the effects of the “cost containment,’”’ and I place that in
quotes because, as I say, it's kind of a hazy description. But we do
have the effects of mana'gement cost containment taking its toll.
The lack of an adequate funding resource being fifth, for post con-
struction problems. We often talk about the development of new
construction and what are we doing about providing additional
housing. But somehow in the track of the discussion of housing we
often forget about how do we preserve the housing developed.

Last, an issue that many sponsors, in dealing with HUD, have
either dealt with under the table or are currently arguing with the
Department about is in its interpretation of legislation, which
you've made available—tenant population.

Covering the first issue, the Con recently passed legislation
which provides for consideration to be given for medical allowances
an element of the cost of living which for the elderly and handi-
capped has increased. Since the initiation of the Brooke amend-
ments, the escalation of these deducations from income were re-
flected by statute. The Department, in a source, challenged that po-
sition, through pro?oeed regulations, which considered income to
include the value of food stamps and the like. The Congress again
passed legislation stipulating what is to be considered and defined
as income.

Today we still do not have regulations to implement this most
recent legislation.

However, in the interim, the Department continues to escalate
the burden of rent charge by 1 percent per Federal fiscal year,
upon tenants, without consideration being given to what you've leg-
islated and enacted.

We feel this is a serious injustice to those peogle who have a

aled to you for assistance and additional consideration for their
increased costs in living.

HUL, by failing to issue the revised regulations while simulta-
neously continuing to raise the level of rent charge, and right now
we're at 28 percent and we'll soon be going to 29 percent, and ulti-
mate!{ to the 30-percent limit, is, in effect, denying the additional
subsidy that is there for tenants, but that in a manner of speaking
is saving the Department the additional outlay of funds.

Another issue that is related to this is in the dealing of informa-
tion through handbooks and procedures and policy statements. We
continually are struggling with the Department on basic manage-
ment issues, primarily because the Department’s emphasis for so
long has been on how do we develop housing, instead of also consid-
ering the area of management. Today we deal with handbooks that
are dated as far back as 1972, when complete housing management
systems have gone to computerized methods, and a gap of progress
exists similar to the progress in the style, design, and type of hous-
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inEJ evidenced in the last 10 years. We are without a comprehensive
HUD 202/8 system of handbook guidance to deal with today's
issues.

We are dealing with such basic issues as I set out in my state-
ment on page 4, an issue of whether we include resident manager
units in a project. The whole issue of cost containment and develop-
ment, in cutting down the size of dwellings and eliminating essen-
tial units to save dollars impinges upon whether we are able to
serve the constituency we are dealing with an adequate housing re-
source that takes into consideration their total needs.

An example is where we have projects being constructed, with an
emergency call system. How are we to respond to that system if
there is not a resident manager at night, or if HUD does not pro-
vide and approve funding for a host or security system at night to
respond? And these issues raise, for example, serious consideration
about what is the owner’s liability for a system that was installed
but is not being serviced? What about that for the city officials, fire
department, or ambulance service? What liability do they have to
the taxpayer for servicing that system? And there are many, many
case law examples that you can find in the public housing field
where housing authorities are being held liable for such discrepan-
cies attributable to develoi»ment processing.

These are the kinds of issues we're having to deal with in man-
agement as a result of cost containment, the cutback in designs
and the subsequent search for funding to rectify those design defi-
ciencies.

We feel that by not having a central point within the Depart-
ment and a processing program that is in itself sensitive to the
needs of the seniors and handicarped people who reside in federal-
ly assisted housing, that we will continue to bear this burden of
struggling to maintain our housing ﬁro%ram. Be it through a cen-
tralized 202/8 office or a task force, this burden has to be addressed
in some way.

In the second area regulator]y; implementation, for us who are on
the management level and at the project level, we have a system of
annual rent adjust.nents. That system is terribly flawed. As an ex-
ample, the last annual rent increase was published February 29 in
tlltge ;Federal Register. Its applicability was retroactive to November

983,

[ would offer to you an example of a project which has its fiscal
year operating budget period beginning on October 1. By the time
their budget is processed with these annual rent increase factors,
half of the annual operating period for that project is alread())' over.
We are having to deal with operating facilities as large as 250 units
and 300 units, on an income that is based on a prior years’ adjust-
ment factor, until HUD's system catches up.

It poses a tremendous cash burden on the owner groups who own
these projects, and managing agents handling the project to keep
the utilities going, to pay salaries, and to keep the program intact.
Essentially, we're carrying what I call later in my statement, “a
tremendous float” until the Department processes these annual
rent increase factors,

In addition to the annual rent increase factors, I also make men-
tion about the initial startup of HAP funding to projects. In that
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area too, owner corporations are having to take on a large float.
This is because it takes, from the time of completing construction
to the ﬁneration of the first HAP payments, up to as much as 3 or
4 months before the project receives its Federal housing assistance
funds to help it operate.

Until that HAP payment system starts up, the owner corpora-
tion is on its own to meet the utility costs, to meet whatever cost it
takes to rent up the building.

I'd like to cover an example with 1 office out of the 26 we work
with to demonstrate this point. In this particular office we are
working with a project that had its initial rent established during
the development stages at $570 per unit per month. Three years
later, we are stil! waiting for that HUD office, jointly with head-
quarters, to process a revised revision to the initial computation of
contract rent, to bring it to almost $100 more per unit.

I listened to the HUD representatives this morning talking about
their involvement on the central office l2vel. Yes; the approval was
given. But it takes staff time. In the meantime, the people at that
project have gone through energy-cutting cost measures; we've
turned out lights to try to save utility consumption; we are literally
deciding on a day-to-day basis what can we pay. We are advancing
money to the project in a hope that the Department can quickly
complete the process that has now taken 3 years to rectify.

Mr. Bonker. Mr. Womack, let me interrupt at this moment. You
are citing a specific example of an application that is being proc-
essed. The administration representative today made note of their
cost-containment program. He made a case for their 18-month proc-
essing period with an allowance for extensions when necessary.

Now, we hear from Ms. Mclver that the average for processing
an application is 23 months. She’s indicated that the HUD officials
are in part responsible for this lengthy processing period. You're
sharing with us an example of an application that has taken 3
years. Project costs, of course, are going up every month that it is
not being properly handled and approved, or disapproved, by the
administration. But how on Earth can you keep this project in the
pig:line when there is a cutoff of 18 months?

r. WoMACK. Because this project is not in development. It has
completed its development and is in management, and we're
having to carry that cost ourselves until HUD finishes its process-

ing.

%dr. Bonker. If it's already constructed are you talking about
rent subsidies?

Mr. Womack. Yes; I'm talking specifically about rent subsidies,
as well as increasing the mortgage, because in the initial process-
ing of these projects HUD has stringently taken to task the cost-
containment measures in cuttin% these operating costs. HUD then
is having to come back and justify, for example, a field office direc-
tor having to come back to Washington and justify why they made
a mistake in calculating the utilities for this building.

Mr. BoNkER. You're seeing delays in processin% times that are
adding to costs on the management side of projects:

Mr. WoMack. On the management side and development—a
point that | did not make mention of earlier in my statement, but I
will here now, is that while these projects are sitting, waiting to be
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finally closed, the principal on the mortgage is not being reduced.
That's money lost to the Treasury for the mere fact that projects
are waiting for final closing, waiting for reviews to be conducted
for cost certification or what have you. That is literally money lost
that has been appropriated to reduce the debt, not to pay addition-
al interest costs,

Mr. BoNkEeR. Does the administration have a timeframe for post-
construction?

er. WomMmack. I believe it's within a 1-year period to have final
closing.

Mr. BoNkER. Mr. Wilden, does the administration have a time-
frame for management operation processing?

Mr. WiLpEN. The process in question is more of question for the
Technical Support Division. This is Linda Cheatham who is the di-
rector of that.

Ms. CHEaTHAM. HUD does, at the completion of construction,
there generally is a 2-month period wherein they would submit the
cost certification. It would be reviewed by HUD. Then the project
goes to final closing. We expect them to commence amortization
within 150 percent. It's supposed to be within 150 percent of the
construction period. So if you had a project that had a 12-month
construction time they should start repaying the loan 18 months
after the initial closing.

Mr. Bonker. Well, we understand that the construction period is
running on an average of 23 months.

Ms. CHEATHAM. No; that was processing time. She was saying the
processing time ran for 23 months. That’s until you get to tﬂe point
where construction starts.

Mr. BoNKER. Begins, yes.

Ms. CHEATHAM. OK?

Mr. BoNKER. Yes.

Ms. CHEATHAM. And then once construction starts, they would
hl?v? 150 percent of that time before they have to start repaying
the loan.

Mr. WoMack. I think the subcommittee might get a clearer un-
derstanding if they were to request from the Department, perhaps
an analysis or to obtain an average processing time period, of how
long that period really is. It is not unusual to find 202 projects
which have not commenced their amortization for 3, 4, and I know
of projects that have been 6 years.

Mr. Bonker. OK, Mr. Womack. Maybe you could proceed and
can wrap up.

Mr. Womack. OK; on the issue of HUD administrative reduc-
tions, we feel we have a very serious problem. I have cited some
examples from our own project on~rations where our staff is
having to complete HUD's own interaal paperwork, to complete re-
views, just to get things done. We are feeling the toll of HUD staff
reductions, of the travel restraints. We have projects that literally
have never been visited by a HUD representative.

We do not feel that this is adequate servicing of the loans by the
Department, nor does it help us—we who are having more regula-
tions and systems imposed upon us, to be able to adequately re-
spond to HUD issues.
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Mr. Bonker. | just would add that the regional director of the
San Francisco office should probably have restraints on his travel.

Mr. WoMmack. That was my home office.

I think a matter of a critical nature in the area of HUD reduc-
tions, has been the whole issue of informational systems. One of
the things we feel that has been completely stripped and should
not have been is the issue of information to the elderly on where
they can go to seek housing. The latest issuance that's been made
available by the Department is dated 1979. It is a listing of build-
ings that were at tgat time completed, and ready for rent up. It
was based on data that was collected prior to 1978.

In the ensuing years we have had no updated information being
distributed. Yet, even within my own operation it is not unusual
for me to see at least 5 to 10 letters a day, as I ami sure it is with
you from your constituency, asking, “Where can 1 go? Where is
there housing?” And yet this information is something that should
not be subjected to the whole issue of cost containment, as it was
by the Department in 1981,

We feel that the senior citizens and handicapped people of this
Nation have a right to know where the housing exists. We recom-
mend to this subcommittee that you instruct HUD to update and

ublish that publication and make it available to the seniors and
Eundicupped people of this Nation.

We talk frequently about cost containment and most of it is
drawn upon development issues. You are familiar with last year's
efforts by the Department to sell, through a special sale, mortgages
in the 202 program. Literally 2 weeks ago, we began receiving let-
ters asking project owners to amend their section 8 HAP contract
to provide for the withholding of debt service payments from
monthly HAP payments. [ want to give to you a frame of reference
to understand this issue.

The debt service payment represents up to as much as 60 percent
of our projects operating costs. The HAP payment itself represents
upward of 75 1o X0 percent of a project’s income. When we are able
to turn that money over, through investments, and to string out
our payvments for operating costs; that is, lights, and all, we do so
with =0 percent of our income coming from the Federal Govern-
ment.

You strip from us 60 percent of that money by withholding the
debt service portion of the HAP, and [ will revise the word “with-
holding,” and we will have a problem. The Department uses the
word “withholding” in its letter. I will tell you that it's the “pre-
pavment” of the mortgage, because the HAP monthly payment is a
forward funding vehicle. So in a sense the Department would be
collecting 1ts= mortgage payment before it's really due. And |
wonder and ask vou, "Has there been anyone from the Department
that has come before the Congress and said that this action is nec-
ex=ary hecause we have been delinquent or that we have defaulted
on our mortgages, or that we have failed to make mortgage pay-
ments in o timely manner?”

We do not feel this kind of action, to cut costs for the Depart-
ment. is justified. In the long run, this action could seriously jeop-
ardize the ability of owners to maintain a stable financial oper-
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ation from month to month by the loss of such a tremendous part
of the projects cashflow.

Further, I submit that if this action passes with this committee’s
observance, the Department will continue to look for ways to with-
hold additional funds, <uch as our reserves for replacment. The
tho. .ht process behind that would be, “You haven’t replaced any
equipment yet so why should we fund this money and have you
?arg interest to build the pot further? We'll just withhold these

unds.

To the point that it becomes, ‘“Well, the only legitimate bills you
have that you can place before us are utility bills, payroll, or what
have you, and you can go ahead and pay those and we'll come back
a month later and reimburse you for it.” This then negates the
entire forward funding system concept of the section 8 program.

You will be asking us .0 carry a much larger float or cashflow
burden to make our ends meet, in the face of what the Department
is already doing on the management side, in cutting rent increases,
reducing annual adjustment factor increases, cutting line items in
our annual budgets. We cannot do both and survive.

We ask this subcommittee to instruct the Department to cease
this artivity of trying to force project owners to make these types
of funding tradeoff cuts. Cuts which I might add are being done
through letters and not through the Federal Register or a public
policy statement. Letters wich are directed to owners, and in a
format that is interesting. Letters that would ask us to amend our
HAP contracts, and which could potentially result in the withhold-
in%'of any kind of payment from our monthly operating costs.

ou asked earlier, Mr. Chairman, whether the Department has
set up any circumstances for an adversarial role. I would like to
submit some samples of the letters that we are getting from the
various offices because, indeed, that is what they hrave begun to set
up. If we do not amend our contract, we might not receive consider-
ation for future rent increases.

If that doesn’t set up an adversarial role, I don’t know what
other tactic the Department can use.

Mr. BoNKER. The record will remain open if you have additional
documentation you would like to submit for the record.

[The information follows:]
NaTionAL CouNcIL OF SENIOR CITIZENS,
Washington DC, April 19. 1984.

Re Section 202/% oversight hearing management issues.

Hon DoN BONKER,
Chatrman. Subcommattee on Housing and Consumer Interests, U.S. House of Repre-
sentatives, House Office Building Annex 1. Washington. DC.

Dranr Conaressman BoNker: | would like to thank the Subcommittee on Housing
wnd Consumer Interests for permitting the Hearing Record to remain open for re-
ceving additionai documents in support of stateme.:.8 made regarding actions of the
'S Department of Housing and Urban Development (HUD). These HUD actions
pertain to the withholding of Section 8 Housing Assistance Payments (HAP) for pur-
j mes of “prepaving” the project’s monthly mortgage debt service payment; and, fail-
i toassue program regulations which would enable project owners the ability to
implement revised statutory income definitions in determining an elderly house-
hold's rental charge.

I have enclosed two 12 sumple issuances, marked Exhibits A" and “B" which ad-
dress the withholding of HAP funds Exhibit A, issued by the Houston Multifamily
service Office. Region VI seeks to explain that a new procedure is to be established
to effect the collection of project mortgage debt service payments. This office of
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HUD implies by Exhibit A" that there does not now exist a uniform system of col-
lecting such payments. In reality, a system does exist whereby the project owner,
like millions of individuals and corporations, writes a check monthly for the mort-
gage payment. .

xhibit “A” in closing, requests that the project owner simply acknowledge con-
currence of this propoaed action by signature. 1 would suggest that much more
should be and is required, for the lgro owner would be:

1. Amending the Section 8 HA ntract to the detriment of the project’s finan-
cial stability; and .

2. lllegally amending the Section 202/8 tenant's Lease Agreement, for it is this
document which describes the basis upon what HUD may do with the funds as-
cribed to the tenant (see Lease Agreement section enclosed). The partial withhold-
ing, by HUD, of Section 8 HAP payments, in our opinion, would necessitate project
owners executing new Lease Agreements to provide for the manipulation of the ten-
ant's housing assistance. Such executions of leases would entail a complex and cum-
bersome implementation process and would result in a significant cost to project
owners.

The second sample issuance, Exhibit “B”, was issued by the Manchester Office,
Region 1. This Exhibit goss far beyond Exhibit ‘A" in many respects. Exhibit “B”
actually states that a revised system is already in place. The opening statement of
the second paragraph further notifies us that “new” project owners will not have
the option of accepting HUD's change.

During the hearing you asked whether there have been an{l circumstances in
which an “adversarial condition” has been created by HUD wit sproject owners, |
offer for your consideration the third paragraph of Exhibit “B.” Statements which
subject the prcject owner to a blanket approach bordering upon blackmail, in our
opinion, do not engender a spirit of cooperativeness among the ies. Further-
more, the paragraph does not answer any questions, but instead only verves to raise
quzstions such as: ) )

1. Will future Contract Rent Increase Requests be denied, despite the legitimacy
and justification of circumstances presented? )

2."Will HUD impose additional program and/or fiscal policy requirements that
might not otherwise be imposed should the project owner not concur in the with-
holding action?

3. Contrary to the Exhibit's opening fiatement, HUD frequently does withhold in-
terzat payments from requisitions made during construction periods. If the attach-
ment is not approved, will HUD then require the ‘project owner to wait until the
completion of constructior to make funds available for the cost of that construction?

Exhibit "B”. in closi -, states that benefits will accrue to the project owner, yet
the entire Exhibit fzils to cite such benefits. The only benefits seem to accrue to
HUD at the expense of the project owner and ultimately tenants. I believe that the
two Fxhibits, and especiaily Exhibit “B”, cxeraplify the picture I have presented to
the Subcommittee of HULY's action in this matter.

In addition to providing samples of HUD actions, the Subcommittee also request-
ed that I further explain my statements regardin HUD's inaction to produce imple-
menting iegulations. On December 29, 1982, HUD published in the Federal Register
proposed rules redefining the term “annual income.” At the conclusion of the com-
ment period, over a year ago, HUD had received the largest number of comments in
opposition to the rule ever received by HUD. In cooperation with HUD officials, the
tHlouse tH R. 11 and Senate (S.B. 1338) in July 1983 revised and approved a detailed
definition of “unnual income.” The legislation was subsequently enacted into law on
November 30, 1983, _

The final legislation made no radical deg‘arture from previous pieces of legislation
as it pertained to the subf'ect of income. The legislation, when enacted, simplﬁ re-
vised pereentages and dollar figures for various deductions; and, defined for HUD
what was to he considered as income for determining rent. Substantially, it was the
December 2. 1952 proposed rule which the Congress re-wrote on behalf of its con-
<tituency A proposed rule which, in itself, attempted to revise a definition of
winudl income which the Secretalg' of HUD rescri%ed as authorized by the U.S.
fousing Act of 1937, as amended. Since the Housing and Community Development
At of 1971, the definition of "annual income’
regulatory format ns seen toduy.

The statutory definition enacted last year is not new to HUD, nor to those to
whom the statute applies. witness the record response received by HUD during the
proposed rule comment period. Yet, HUD has not proceeded to issue u Final Rule to
implement and incorporate the revised statutory definition enacted in November
1usd ‘The Final R- le, 10 part, should incorporate important revisions such as.

* has reflected the same legislative and
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I. adding a stundard deduction given elderly households in the Section 8 Program
of ten percent;

2. increasing the elderly and handicapped deduction previously given from $300 to
$400 in public housing and establishing this deduction in lieu of a three percent
medical-related deduction criteria for Section 8 households.

Thousands of elderly and handicapped _federal};y-assisted housing residents im-
rlured the Congress to enact legislation during 1983. The Congress enacted the legis-
ation in response to the residents’ urgent pleas for relief in the cost of housing.
However, the lack of federal rules to enact your legislation is seen by many to be a
deliberate and direct attempt by the Administration, i.e., HUD and OMB, to with-
hold the additional housing assistance which would come about by a Final Rule pub-
lication. We find the inaction by HUD to publish the Final Rule unconscionable and
thwarting the will of the pecple already acknowledged by Congress.

Should the Subcommittee membership or your staff have additional questions or
desire further information on either of the above-stated issues, please feel free to
contact this office at (202) 628-1440.

Again, we wish to thank you for expressing you continued interest in this valua-
ble hméqing pxiogram by conducting the Hearing on the Section 202/8 program.

incerely,
JaMmes L. Womack,
Director of Housing.

Mr. BoNkER. Do you want to wrap up, Mr. Womack? Then we
can get on with questions.

Mr. Womack. OK. I would recommend in this statement to the
subcommittee, that a supplemental loan managment fund be estab-
lished to preserve and maintain our buildings. We're proud of
them. We are proud of how we have occupied them and would like
to see them maintained that way. We're not asking for a full-
fledged modernization Jn'ogram but an ability for the Department
and the owners to address development deficiencies and other
needs that were not forseen when the program began.

I thank you for your support and the time that you have given
toward improvement in this program. We certainly are willing to
work with you on whatever mechanism you may choose to further
this program. Thank you.

[The prepared statement of Mr. Womack follows:]

PrEPARED STATEMENT OF JAMES 1., WoMACK, DirecToR OF HOUSING, NATIONAL
CounciL oF SeNIOR CrTizens

Mr. Chairman and members of the Subcommittee, I am James Womack, Director
of the Housing Department of the National Council of Senior Citizens (NCSC). We
appreciate the opportunity you have permitted, to allow us to present our views on
management issues in the Section 202/8 Elderly Housing Program, administered
through the U.S. Department of Hou.ing and Urban Development (HUD).

The National Council of Senior Citizens has itself sponsorcd eighteen (18) Section
2027% senior citizen facilities. In addition to the sponsorship of these facilities, NCSC
has organized both development and management affiliates which have now exten-
sive experience in the Section 202/8 Program. Between NCSC, as a sponsor, and its
two uffilintes, we are involved with over 5,600 units of Section 202/8 housing nation-
wide We are currently working with over 25 different HUD Area and Regional of-
fices Therefore. we believe that we can offer to you a range of insight which will
enable vou to clearly focus on management issues from the applicant and tenant
level to the Headquarter's level of HUD.

Today. | would like to focus upon six (6) management areas which merit, in our
opnion, further monitoring by the Congress, or additional legislative language to
u{nrlf,v the policy framework upon which HUD relies in its issuance of regulations
and handbook guidance These areas are as follows:

1 Leislation which has not been implemented by the issuance of regulations
and or handbook guidance;

2 Poor implementation, by HUL, of program regulations;

1 Etfects of the Administration’s reductions on its own organizational function.
g,
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4 The effects of “Cost Containment” in Management, which threaten the viability
of the program;

5. Lack of an adequate funding resource and mechanism by which post-construc-
tion issues are addressed;

6. The need for further legislative clarification on the rights and responsibility of
Section 202/8 project owners to establish additional tenant selection criteria beyond

that imposed by HUD.

LEGISLATION—REGULATIONS

In the first area, the lack of implementing regulations where legislation has been
enacted is a very serious problem. Low-income seniors and handicapped persons
throughout the nation appealed to you for legislation which would not only stand-
ardize the definition of income for rent among HUD's low-income housing programs,
but would also take into consideration the additional cost of living felt and docu-
mented in the area of medical costs. The Congress, in responding to its constituency,
enacted such legislation. Although the legislation basical ﬁfollom. in format, a rent
determination system that began in the 1360s with the “ rooke Amendments,” we,
{,oday. do not have the necessary regulations to implement your modifications of
aw.

Seniors and handicapped families are paying a greater share of their limited
income towards shelter rent in federallﬁ assisted housing. A greater share of limited
income based upon legislation which the Congress enacted and the Administration
was quick to put in place, if only by stages of one percent (1%) per federal fiscal
year. HUD, by failing to issue revise regulations, while simultaneously continuing to
increase the rent-to-income percentage is, in effect, withholding_ from our low-
income senior and handicapped housing gpulation the additional financial housin
assistance which would come with the issuance of the regulations. In short, unti
your legislation is reflected, by HUD, in revised regulations, our low-income seniors
and handicapped families residing in low-income housing will continue to suffer
under a greater burden of rent charges without consideration for the real cost of
living incurred by those families.

Today. we who develoﬁ and manage senior citizen housing continue to struggle
with program officials who are not sensitive to the issues inherent in the operation
of a Section 202/8 program project. In large measure, the strug'gle rtains to the
wide ranging percegtiona of HUD officials, who, without benefit of a centralized
policy statement and program guidance system, rely upon other program handbooks
and the like to deal with issues unique to the senior and handicapped housinﬁ lgro—
gram. Without having a central Elderly Housing Program office within HUD, a
complete and up-to-date system of handbook guidance and regulations, we will con-
tinue to debate such issues as:

Whether garbage disposal units for handicapped units are considered to be an
item of extravagance and not eligible for inclusion in the development cost of the
unit;

Whether various non-moveable equipment and furniture items for use by senior
residents may be purchased using mortgage proc ; and )

Whether a resident manager unit may be included in the building’s design and
mortgage.

This latter example, the consideration of a resident manager unit, alone, has wide
ranging implications and impact upon the operation of the building and its pro-
gram. Consider, for example, a building which has installed an emergency call
system for use by residents without there being a resident manager unit, nor suffi-
cient management funding approved by HUD to respond to that emergency call.
(‘omplex legal liability issues arise for not only the dpz'oject owner, but the city's fire,
police and health representatives who also sense a degree of liability to the taxpayer
resident —a resident who expects that there will be someone there to respond to
that emergency call. .

By not having, within HUD, a central policy and program point sensitive to the
needs of the senior citizen and handicapped person, local HUD officials and program
operators will continue to debate such issues with a myriad of unsatisfactory solu-
tions impacting upon those whom we serve.

REGULATION IMPLEMENTATION

In the second area | have identified, the implementation of regulations by HUD.
we. as program managers, continue to suffer under the Jisturbingly slow processing
of the Section X Annual Contract Rent Adjustment Factors. The Department of
HUD has been quick to move toward eliminating the automatic adjustment of Con-
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tract Rents stipulated in the Housing Assistance Payment {HAP) Contract. HUD,
for example, in this year's processing of the Annual Rent Adjustment Factors, final-
ly published factors on February 29, 1984 for a period beginning in November 1983.
Meanwhile, Operating Budget approvals during this period were held in pending
status for up to six months (one-half of the project’s fiscal year). We, at the Project
}eve}. are expected to continue to operate the building on a previous year's rent
evel.

The Operating Budget process is a vital management function for the project’s op-
eration. It permits the project to meet its operational needs, as well as mortgage
debt service in an organized manner. HUD must improve its processing of the ini-
tial project HAP payments, which in manx’ instances take up to three (3) months to
receive; and, process in a timely manner Annual Contract Rent Adjustment Factors
which enable project owners to meet increasing project expenses.

The issue of appropriately processing rent and determining levels also has its
roots in the manner in which g{UD processes project development material. Under
HUD's new cost-containment policies, many Field Offices are developing unrealistic
management cost levels. In recent cases, we are ﬁnding that some cost levels were
established arbitrarily and c:(rricously. These actions have lead to project owners,
after the building is completed, having to choose between trying to provide a sound
level of maintenance an paying the utility bills. As an example, we are working
with one HUD office to rectify a Contract Rent level established at $548 per unit
per month (PUM) during development processing. Today, we are still awaiting the
com7pletion of HUD processing to re-establishing the original Contract Rent basis at
$607 PUM; and for two additional increase requests, bringing the Contract Rent up
to 3643 PUM. The two additional requests were necessitated use three (3) years
have now passed. Bear in mind, that the project is still operating at the original
3748 PUM amount and having to choose between what can and cannot be paid for
daily operations. We, as well as the sponsor, are advancing funds to the project
simply to keep it afloat.

HUD REDUCTIONS

In part. these problem issues stem from the third area I'd like to highlight—the
reduction of HUB's administrative and organizational functions. The reduction in
staffing and supportive service functions is having a dilatorous effect on the Field
Offices’ ability to properly service the program. The reduction in HUD's organiza-
tional structure can be seen in areas such as:

Improper reviews are being issued because program staff have not received ade-
quate training;

Project owners and management agents are simply completing HUD's own review
forms to speed up the processing time or to fulfill HUD's internal monitoring goals;

Many on-site reviews are now being completed through the mail, due to travel
restrictions and reduced staff servicing a growing workload.

Mr Chairman and members of the Subcommittee, I believe that herein lies an
element of short-sightedness by HUD if HUD only intends to deal with the serious
ssues of today and not address the minor issues which, if not resolved now, will
hecome tomorrow’s serious issues. This condition need not be if adequate funding is
made to appropriately staff program units, conduct training programs and respond
properly to the program issues.

As you know, the population segment of the United States of which we term
wenior eitizens s rapidly growing. Many more elderly households are finding that
their income is not sufficient to enable them to afford shelter in today's economic
market Yet, a seemingly insignificant resource has been stripped from this segment
ut population That resource is information.

When this Administration began its "Cost-Containment’ Program, the decision
wis made to discontinue publishing a current register of senior citizen and handi-
cappesd low income housing facilities. The latest publication of such a register was
printed 1 1970 using information on properties open for occupancy prior to 1978,
In our opinion, the composite listing of federally assisted senior citizen and handi-
capped housing projects may soon be {ost to this growing population, because HUD
niay find it too expensive to update this central pool of information. However, it is
by far more costly to thuse semor households to whom we choose to deny this re-
~ource of housing information Many seniors and their children are searching for
this bank of information to find decent. safe and affordable housing. HUD should
update and continue te publish periodically the composite register of elderly and
handicapped tacihties The register of information should be made available to ev-
vryone despite what other “cost-containment’” issues gre debated.
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MANAGEMENT AND “COST-CONTAINMENT"

In the fourth area, we see a continuing pattern of efforts by HUD to alter existin
proFram contractural agreements without benefit of publication in the Code of Fed-
era lations or public discussion with Section 202/8 project owners. Last year,
as this Subcommittee knows, such alternation efforts took the form of conducting a
“Special Sale” of Section 202/8 mortgages—a Sale which threatened the ve?' intent
and core of non-profit owners working together with HUD to operate the facilites.
This year we have begun receiving letters asking that we amend our Section 8 HAP
Contracts to provide for HUD to withhold a portion of our monthly HAP payment
to cover the monthly debt service.

Has anyone from HUD appeared before this Subcommittee or any other to sug-
gest that the non-profit owners who operate the Section 202/8 projects are seriously
and ﬂnﬁrantly delinquent in making our mortgage payments on the Direct Loans?
Has HUD given to you any reason as to why they s ould withhold the mortgage
payment before it is even due by the owners?

f HUD is permitted to withhold its debt service payment from our monthly HAP
payments, non-profit project owners will be called upon to carry a greater amount
of the building's operating cash needs, which I'll call “float.”’ This “tloat"is current-
ly offset by the forward funding nature of the monthly HAP pa¥ment system. In
addition, when these funds are advanced, we as managers prudent a invest the pay-
ments using the earned interest to cover or defray our short-term “float” conditions.
If you permit HUD to reduce our monthly payments by nearlfy 60 farcent to cover
the pre-payment of debt service, we the non-profit owner will face difficult financial
conditions from month to month.

Moreover, should this withholding system occur, it is with a certainty that other
operating expenses and reserves will also be subject, at HUD's discretion, to with-
holding action. Ultimawlly. the non-rrofit owners of Section 202/8 projects could
then be asked to carry all expenses (100 percent of the “float”) lasting for a month
period or more before reimbursement is made through the HAP system.

We understand this Administration's predicament in seeking ways to reduce the
Federal debt through such areas as eliminating or transferring “float” amounts.
Nevertheless, must we sacrifice the very financial contingency which non-prufits
utilize to operate despite HUD's lengthy processing times for interim rent in-
creases” Must HUD, with your blessing, take the project’s interest income which in
part, offsets the stringent cost-cuttinf activity being taken by HUD on project Oper-
ating Budgets? We suggest that, until HUD is able to rectify the deficiencies which I
have already elaborated upon, deficiencies which can be demonstrated as causing a
higher level of debt than is necessary, they be directed not to install any type of
withholding system on the monthly HAP payments.

v UILDING CORRECTIONS

In the fifth area, I would like to bring to your attention a roblem which will
become of increasing concern in coming years, that is, the a ility of HUD and
project owners to correct building defects. Man buildings constructed in the early
period of the Section 202/8 program contain defects of a design and/or construction
nature which can be directly traced back to HUD mandates or Brocessing direction
imposed during the projects's development. In addition, as HUD moves to compli-
ance requirements pertaining to only local and state codes, which are constantly
being revised, we need to investigate the possibilities of establishing a “Sugplemen-
tal Loan Fund.” This fund could be used to address building defects, which cannot
and should not be addressed by utilizing other project reserves.

Non-profit owners are very proud of their projects and the program you've helped
in forming We want to preserve this important housing resource before it deterio-
rates to a condition simulating that found in other federally assisted housing pro-
wrams. We have found that if you invest the little it takes in a building to correct
flaws and to preserve it, that building will multiply that investment through great-
er functional returns.

TENANT SELECTION PRACTICES

The final area of management issues, is the area of marketing the project. As
non-profit sponsors and owners, we are especiall sensitive to the issue of compli-
ance with Civil Rights Acts, Fair Housing legislation. etc. However, we are also
keenly aware that a senior citizen facility can quickly turn into a building which
does not represent what we envisioned at the nutset. Fill the building with an entire
population which 1s over eighty and you will experience in short time a rapid, if not
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a complete, turnover in the resident population. Such turnovers have a startling
social, emotional and mental impact uron the remainin resident population.
Occupy a building with only a few men in residence, and the resident population
becomes concerned about conducting group activities in an atmosphere and environ.
ment conducive to the socia) well-bemf of all.

non-profit project owners, we believe that we can and do have a res nsibility
towards the senior in residence to establish and maintain additional resj ent selec-
tion criteria within the intent and Purposes of the Fajr Housing and Civil Rights
Acts. We do not believe it wrong to establish at inijtia) occupancy and to thereafter
maintain a building resident populatjon which is reflective of the general loca} com-
munity of seniors insofar as age and gender is concerned. We believe that this repli.
cation can be made in concert :!ilt}anany Affirmative Fajr Housing Marketing Pﬁm

kind of community we place our seniors into. That we are careful to design and
create through occt:’pancy activity, independent-living facilities, not nursing homes,
That we design an create a healthful and socially enjoyable living environment,

i i fvement of both men and women; and not housing facilities which, dye
to HUD's gtrict interpretation of the statutes, prevents owners from establishing ad.
ditional selection criteria within the scope and intent of Fajr Housing and Civil
Rights legislation.

Mr. BoNKER. Thank you, Mr. Womack, for an excellent state-
ment and particularly for your recommendations to the subcommit-
tee. We are looking for ways in which we can improve the pro-
gram,

Ms. Mclver, do you think that in view of what you have said
about this cancellation policy, that Congress should set some staty-
tory limit for HUD to rocess these afplications? In other words,

D’s coming to us amfsaying that, “Listen, we want to get tough
here and set a time limit and offer waivers or extensions, if that's
necessary."

But you're coming to us and saying that the problem is not the
sponsors but HUD. So, should we do to HUD what HUD is doing to
vou z)md set some rigid timeframes for processing these applica-
tions?

Ms. Melver. I'm not certain that would accomplish what needs
to be accomplished. It's very, very difficult to get that specific in
the statute, and the Proper way to handle those kinds of things is,
traditionally, through the regulation route.

[ think that if we could accorplish the establishment of the sec-
tion 202 task force, then the task force could develop a responsible
and reasonable format for processing section 202 applications.

Right now HUD has g processing time schedule outlined in the
handbook and it includes timetables like 60 days for a sponsor to
ubmit a canditional, 60 days for HUD to process, et cetera. Al]
HUD really needs to do js enforce the timetable that they have al-
ready outlined. [ beljeve it should be enforced on the part of the
“ponsor, as well as on the part of HUD. I think it takes both par-
ties.

Mr. Boxker. The record should show that Mr. Ridge is now
present on the panel. My, Ridge, do vou have any questions”
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Mr. RinGe. Yes. Thank you, Mr. Chairman.

I want to thank you for the opportunity to ask a few questions
and apologize to the panel for being late. This is an area where I
have the unique opportunity not only to sit on the full committee
that authorizes and appropriates it, that being the Banking, Hous-
ing, and Urban Affairs, but also to see and learn a little bit about
the implementation of the 202 program as well, and I want to
thank you. It's been very enlightening.

Mr. Womack, you recited a horror story about a 3-year delay in
getting a rent adjustment decision of some kind and there were
several suggestions regarding the reason for these processing
delays. Is it your conclusion that the primary source of these delays
is the absence of a sufficient number of personnel to process?

First of all, what did HUD tell you? I'm sure you've been calling,
writing, and doing everything—you probably called your Congress-
man and said, “Hey, what’s going on?"’ What is HUD’s response
and then what's your opinion?

Mr. Womack. HUD’s response has been ‘it takes time to go
through the echelon of field office, regional office, to the Assistant
Secretary’s office, and then back down again.”

Mr. Ripce. I'm glad to know they give you the same answers
they give me.

Mr. Womack. That has been the answer. My experience has
been, both from within and outside the Department, staff training,
the amount of staff being involved, as well as an understanding
that from the perspective of the field level position, to come to cen-
tral office with an error, is not the most prudent of things that one
wants to do. There are certain repercussions that will happen from
that, additional monitoring roles and things like that will be im-
posed upon the field staff level. in short, fallout.

So. one takes a tremendous amount of time to build enough justi-
fication, to find ways of not saying, “We made a mistake; we blew
it.

Mr. RinGe. Now I know the flip side of that. I know HUD, in
many instances, is willing to meet with sponsors—at least it's been
my experience—to try to help avoid some of the forseeable prob-
lems with applications and, hopefully, to ensure that there won't
be any delay because the application is not properly completed.

Is it your experience and those of men and women with whom
you associate that this opportunity to meet at the preapplication
stage, to avoid those kind of problems, is available to you as well?
And if it is available, do people take advantage of it?

Mr. WoMmAack. It's available to people who take advantage of it
but I cannot attach that much significance to the workshops.
That's really what you're talking about.

Mr. Rince. Yes.

Mr. WoMmack. This is a workshop that's held before the applica-
tion is submitted. and which basically tells you what the selection
point system is. It does not tell you that “We—HUD—will ascribe
certain theories of cost cutting to the project budget process,” and
that " Unless the management cost can fall within the total scheme
of that budget. the project can’t be approved.”

Mr. Rince. OK.
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Mr. Womack. And 80 the owner, sponsor, is forced to look at—
well, how can cuts be made to make this thing work? And we, at
the tail end, management, live with these horrors.

Mr. RinGe. Mr. Conroy, I noted in your joint statement that you
gave some recommendations, one of which was that interest rates
should be capped at about 9%. I presume this is based on some cal-
culations that beyond that the interest and the financing would be
unavailable and there would be a timitation. Could you give me a
little background as to how you arrived at that particular figure?

Mr. CoNroy. Well, the 9% is what the current interest rate is.

Mr. RipGge. Right.

Mr. Conroy. There’s no magic about that. It could be reduced to
eight. It could be whatever it needs to be. The problem is that the
higher the interest rate, the more unfeasible the project becomes or
the more important the fair market rents become to the project.

In some areas it wouldn’t matter what the interest rate was be-
cause the fair market rents are high enough to support a higher
mortgage. In other areas, the 9% percent interest rate won't work
because the fair market rents are too low.

So, whenever HUD puts this cap of fair market rents on project
feasibility, then interest rates are going to have a profound effect
on the feasibility of specific projects.

We're simply saying that in our experience, the 9% percent rate
is difficult enough to work with. To increase it to 10%, we think,
would, in effect, redline a lot more areas of the country from any
chance of participating in the 202 program.

And also we're looking at the cost to HUD of doing that. I
haven’t looked at the other side of it as to how that subsidy—if in
fact a subsidy is necessary to reduce the interest rate from what-
ever the Treasury borrowing rate is—I don’t know how much that
would cost,

I do know what it would cost the program itself, on a per unit
basis, to raise it, just in terms of the amount of subsidy HUD must
provide to repay the loan—the amount of section 8 subsidy.

So, I thi.'+ ;ome study would need to be done to see how much
reducing it ;om 10% to 9% percent would cost.

Mr. RipGge. Ms. Young, one final question. There is always some
debate as to w ether or not there are enough regulations, whether
or not they’re promulgated in time. Mr. Womack suggested that
many of the problems arise when there don’t appear to be any reg-
ulations available to cover a particular subject. I understand that
HUD has a policy allowing nonprofit sponsors to require one man-
datory meal per day and they get into those kinds of regulations.

Are these guidelines helpful or obstructive? And do you think
that this would also be a good area for that task force recommend-
ed by Ms. Mclver to get into?

Ms. YouNG. | was intrigued by Mr. Womack’s concern over the
lack of regulations. Having administered Federal housing programs
for 16 years, I might take the opposite view, that regulations have
been particularly difficult to administer, impossible to follow, and
one of the things I always thought was wonderful about the section
202 program was that it had fewer regulations than any other
housing program I have seen.,
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Sg, Mr. Womack, you may be sorry when they put that book to-
gether.

I think that some regulations, of course, are necessary and
there’s a need to address those issues that have to do with the
intent of Congress. What we have seen in years past, and it contin-
ues to be, that the intent of Congress, somehow, becomes subverted
in the language of the regulations, and I feel that that has always
been a critical area, one that has provided for some of the adver-
sarial conditions that do exist in some places between HUD repre-
sentatives and those of us out in the field.

I think that the lack of op?ortunity to talk at the beginning has
been the problem in setting forth many regulations that managers
then find themselves having to follow. I'm sure that AAHA would
support a task force to study the 202 program, and its problems,
and perhaps even be more involved tgan anyone has ever been
before in putting together regulations. I know that HUD has
brought people in from the field to work on regulations. They did
that in the section 8 program. And those regulations actually were
fairly good ones.

I personally would like to see us move not toward more regula-
tions, but return to a time when the Federal Government and the
State and regional offices acknowledged the fact that people who
administer these programs are capable of doing it, and that the
least restrictive regulations often result in the best administration
of the program and the best use of the funds available.

Mr. RipGe. At a time when the Government gets called upon, it
seems, to regulate absolutely everything, your statement is very re-
freshing with regard to regulations, particularly in an area that
you';re had so much experience. Might I ask just one final ques-
tion’

In the time that you've been working with 202 housing, and in
some of the regulations, have you had a chance, or is it customar
for HUD to come out, to talk to your association or to people suc
as yourself? Is it customary, routine, before HUD promulgates reg-
ulations, do you have any input into that process at all?

Ms. Youna. There is no handbook that exists specifically for the
202 program. Those that exist for the section 8 program or Public
Housing Programs for management matters have always been put
together in this way. HUD releases preliminary regulations and
people are given an opportunity to respond to those, So, within
that timeframe people do submit their views and their ideas.

I must say that in the years that I've been involved in this pro-
gram and in this process, I cannot really recall where regulations
were changed substantially as a result of that interaction.

Mr. RipGE. You anticipated the next question. Given that oppor-
tunity to comment, once you read them in the Register, have you
ever detected a change based upon a criticism or comment?

Ms. Youna. Not initially. There have been some changes that
came about later on because of more or less a grassroots effort to
overturn a regulation that really was impossible to carry out. And
[ can recall two instances, | believe, in the section ¥ regulations
where that did happen.

Mr. RivGe Thank you very much. Thank you, Mr. Chairman.
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Mr. BoNker. Thank you, Mr. Ridge. I'd like to thank all of the
witnesses for coming today. Mr. Womack, on page 2 of your state-
ment, you made reference to the Brooke amendments and the fact
that they weren't being fully implemented. If you could supply the
committee with a little more specific information, we'll try to get a
response from HUD as to why these amendments are not being im-
plemented as Congress intended.

Mr. Womack. [ will make that available.

Mr. BonNkeRr. | want to thank you all once again for attending
this hearing.

The subcommittee will stand adjourned.

(Whereupon, at 12:22 p.m., April 11, 1984, the hearing was ad-
Jjourned.
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APPENDIX

U.S. DepartMENT OF HousiNg AND UrBAN DEVELOPMENT,
OFrICE OF THE ASSISTANT SECRETARY,
Washington, DC, July 11, 1984.

Hon. DoN Bonkeg,
Chairman, Subcommittee on Housing and Consumer Interests, Select Committee on
Aging. House of Representatives, Washington, DC.

Dzar Mr. Bonker: This is in response v your letter of May 21, 1984, to Deputy
Assistant Secretary Silvio DeBartolomeis, transmitting questions on the Section 202
program from Congressman Hammerschmidt and yourself.

Our responses are enclosed. Congressman Hammerschmidt's and your questions
fre grouped separately and the answers are in the same order as presented in your
etter.

We hope this information is helpful to the Subcommittee, Should you need any
additional information, please do not hesitate to let us know.

Sincerely,
Maurice L. BarxspaLz,
Assistant Secretary.

Enclosures.

QuesTions FroM CHAIRMAN BONKER

Question. 1t is my understanding that the De;artment encourages the participa-
tion of experienced nonprofit sponsors in the 202 program either as sole sponsors or
in cooperation with local organizations without previous experience in housing de-
velopment. Is that correct?

Answer. Yes.

Question. Many of these larger sponsors operate over a broad geographic area,
even nationwide, have full-time professional staff, and are well financed. These
sponsors typically select [{?neral contractors at various stages of the development
process, including after HUD approval of a 202 application and after detailed plans
and specifications have been prepared. *Why, then, do you contend that all contrac-
tors selected through negotiation must be rogarded as having participated in the de-
velopment of ﬂroject plans and specifications’

Answer. While it is true that general contractors may be selected at various
stages of the development process, our experience hus shown that, in almost all
cases, contractors have been selected before a conditional or firm commitment ajpli-
cation is submitted b{l a Section 202 Borrower. These contractors not only partici-
gate in the design phase, but assist the Borrower in developing its construction

udget for submission with the conditional and firm commitment agplications. Fur-
ther. it has “een the argument of Sponsors who oppose competitive bidding that the
ability to ncgotiate with a contractor on a sole source basis is essential so that the
contractor can be involved in the design phase and identify possible cost contain-
ment measures. It was in response to this argument, among others, that the Con-
gress directed that certain projects be exempt from competitive bidding.

Question. The HUD mortgage insurance programs t{including those used in con-
nection with Section & subsidies) have well-developed rules, based on equity and fair-
ness. as to whe: a loan increase can be approved because of a necessary change
order during construction. Contractors rarelﬁ are selected through bidding proce-
dures in the FHA frograms. Do you agree, then, that contractors selected through
negotiation in the 202 program should not be subject to rules that are more restric-
tive than their counterparts in the FHAdprograma?

Answer  The Section 202 program and the FHA multifamily mortgage insurance
programs are quite different with respect to their budgetary impact. The Section
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202 program involves the direct outlay of Federal funds to nonprofit Borrowers,
both in terms of the Government's financing the cost of construction at below
market interest rates and the required Section 8 rental assistance payments. For
the most part, FHA multifamily mortgage insurance programs involve private,
profit motivated developers and unless there is a default and assignment of the
mortgage to HUD, there is no outlay of Federal funds. Further, throughout the his-
tory of the FHA programs, the market for the units produced has been lar. ely un-
subsidized. Also, unlike in the Section 202 program where rents are basecfon the
cost of construction, in the mortgage insurance programs, rents are based on a rea-
sonableness test or comparability analysis which considers the rents with market is
willing to pay for comparable, unaseisted units. With respect to mortgage increases
on insured versus Section 202 projects, we offer the following. The rules for mort-
gage increases on unsubsidized, FHA insured multifamily pro differ from those
applicable to subsidized, FHA insured multifamily project. For example, while
change orders which involve betterments may be approved for unsubsidized projects
and considered as a basis for a mortgage increase, they may not be so considered on
an insured Section 8 project. Increases in contract rents for Section 8 projects are
limited by the amount needed to support mortgage or loan increases generally
caused by necessities, additional requirements imposed by local governments, un-
foreseen increases in soft costs for reasons beyond the control of the mortgagor or
contractor, or correction of substantial errors by HUD.

Additionally, HUD, the Congress and the Federal courts have acknowledged that
different rules may be and should be applied to the same program depending upon
mortgagor-type. For example, the Conmsu in its creation of Section 221(dX3) and
221(dx4) of the National Housing Act provided for 100 percent of replacement
cost mortgages for nonprofit mortgagors, but only 90 percent mortgages for profit-
motivated mortgagors under the same program. Further, the Congress had provided
for higher mortgage limits for non!pro it mortgagors who develop multifamily hous-
ing under Section 221(dX3) than for nonprofit mortgagors who develop the same
housing under Section 221(dX4). The Federal courts have held, “. . . nonprofit, no
asset corporations were ‘creatures of HUD,'” and have required HUD to assume li-
ability for debts of nonprofit corporations on that basis, while, at the same time,
acknowledging that HUD is not liable under similar circumstances for debts of
profit motivated entities,

We have documented evidence that the competitive bidding requirement has
saved money. On a project in our Boston Office’s jurisdiction, the Borrower had ne-
gotiated with a contractor for a contract in the amount of 7.2 million. The jo;- was
!fater competitively bid. The same contractor bid $6.1 million and the contract was
finully awarded at $7.78) million.

The above examples illustrate difrerences between various programs administered
by this Department, some differences which arise from Congressional and Federal
court action and others which result from HUD's rules. In conclusion, we believe it
is hoth reasonable and consistent with Congressional and Federal court actions to
have different rules apply to different housing programs so long as we continue to
fullill our mission to provide decent, safe and sanitary housing.

Question. Could you provide the Subcommittee with a description of the circum-
stances under which the Department will approve a loan or cost increase to correct
subsurfuce problems that only become apparent after the start of construction,
under the following programs: mortgage insurance, public housing; public housing
turnkey, Section 202 with negotiation and Section 202 comPetitive bidding.

Answer Multifamily mortgage insurance and section 202 —Current instructions
resarding mortg;q%(:. or loan increases in the multifamily mortgage insurance pro-
urams as well as Section 202 do not provide for mortgage or loan increases to cor-
rect subsurface problems that only become apparent after the start of construction.
The Departinent’s position has been that the owner is responsible for conducting
prudent soils testing and providing the architect with the results which the archi.
tect would consider in the project design. We recently reconsidered this position and
are currently developing new policy on this issue which will be apj.licable to the
multitamily mortygage insurance programs as well as the Section 202 program re-
pardless of the method by which tEe construction contract is awarded.

Duhlic housing «Conrventionall— The project construction documents, inctuding
sols reports. are expected to clearly indicate the conditions a contractor will en-
counter and the type and extent of work necessary to complete a project. If, during
construction, sub-surface conditions differing from those defined in the documents
are encountered. the extra costs resulting from work required to correct or adjust to
the conditions would be reimbursable to the contractor from project funds through a
vhange arder process
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Public huusm;‘{ (Turnkey) -- The developer is obligated under the Turnka' Con-
tract of Sale to furnish a site and complete a proj:ct in compliance with HUD and
local standards at a stipulated price. The soils tests, site engineering and project
deeign are totally the responsibility of the developer. No adjustment in the contract
price is allowed for modification to the design to correct or adjust for unenticipated
subsurface problems encountered during construction.

Question. When a contractor reviews plans and specifications prior to submitting
a bid, don’t you e that the contractor should look for any errors or omissions in
the plans that could affect construction costs?

It is not uncommon for a bidder on a construction project to scrutinize plans to
find errors, bid low, and then make its profit from the change orders required to
correct the &}ans. How do you propose to avoid this situation in the 202 program?

Answer. Contractors preparing bids will look for any ambiguities in the bidding
documents and request clarification before submitting bids. Not to do so would leave
the contractor in the dangerous position of being the low bidder based on a misin-
terpretation.

e believe tha. our review plus the arms-length relationship between the owner
and architect will result in a good set of contract documents. Our experience indi-
cates that contractor involvement in the design phase has led to incomplete contract
documents to provide for later change orders.

Question. Hearing witnesses presented information showing that even the most
frugal of Section 202 sponsors w.il be unable to construct housing unless FMRs and
inu;’rlest rates are appropriately adjusted. How does HUD plan to deal with this
prcblem?

Answer. We do not that there is a nationwide problem with respect to the
feasibility of Section 202 projects. In fact, reports of Section 202 projects being infea-
sible due to FMRs are greatly exaggerated. So far this Fiscal Year, only two areas of
the country (Fort Worth, Texas and the State of Georgia) have demonstrated that
FMRSs were too low based on market data and we have responded by increasing the
FMRs in those areas. Our reviews of Section 202 projects have shown that, unt the
Department began to strictly enforce its cost containment policies and procedures,
moat Section 202 projects were designed with budgets in mind that r uired the use
ot the Assistant retary for Housing's prerogative to exceed the published FMRs
by more than 110 percent. With our efforts to contain costs, we are finding that
fewer projects need the Assistant Secretary's premsﬁatlve and yet, we are continuing
to provide decent, safe and sanitary housing for elderly and harndicapped families
and individuals.

Where it can be demonstrated that increases in the FMRs for a given market
area is warranted, we will continue to publish such increases. Further, the Assistant
Secretary will continue to exercise his prerogative where justified.

QQuestion. Wouldn't lowerirgg interest rates be cheaper than making significant
upward adjustments in the FMRs?

Answer. The primary means of financing new Section 202 loans is Treasury bor-
rowing—for which HUD must pay interest at a rate determined by law. When the
Dermrtment re-lends these funds to a sponsor of a housing project at a lower rate, it
8 losing mone,y by doing so—and if it continues to do so for a long enough period.
the Section 202 loan fund will eventually become insolvent.

Obviously, the debt service required ¥or any given loar amount will be higher if
the interest rate charged is higher, and therefore, the rents needed to support a

roject will go up if the full cost of Treasury borrowing is p-.ased on to the project.

fowever. since HUD subsidizes the rent under Section ¥, the amount that tenants
an will be unaffected by the rate of interest charged. In effect. HUD pays itself a
wher subsidy—higher outlays u~der Section 8 and a true reimbursement of bor-
rowing costs to the Section 202 fund.

By luw. Section X projects are controlled b{)eFair Market Rent limits and by re-
quirement that the approved contract rents comparable to unsubsidized rental
housing in the community. Thus. it is possible that in some cases, the higher con-
tract rents that would result from charging the full cost of Section 202 loans will
wsh projects up aainst the Section X rent limits. However, even in these cases,
hl!l) has regulatory authority to adjust the appropriate rent ceilinﬁ to take the
higher cost of fimancing into account We believe that adjustments of this sort, when
necessary. would be more cost effective than a blanket lowering of the Section 202
loan rate

Providing 2 hidden subsidy n the form of an arbitrary cap on the Section 202
nterest rate will not only understaw the true cost of the program tand threaten the
wlveney of the loan tunds -1t will nlso mean less restraint on project costs. Unlike
an adjustment to Section %, which is restricted to financing costs only, the impact of
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a lower Section 202 1nterest rate can rotentially mean that more costly projects are
built. In a ultimate sense, the cost of higher interest rates can be absorbed either
through higher Section 8 funding or an arbitrary cap on the Section 202 loan rate—
hut the arbitrary cap on the Section 202 loan rate has several potentially adverse
effects, including the possibility that the lower interest rate will translate into
excess develorment costs and a more expcasive project.

Question. HUD testimony discussed comparative studies made of the various fed-
eral housing construction programs and their costs to the federal government.
Please provide this data for the hearing record.

Answer. The report is entitled, 'Development Costs in Multifamily Housing Pro-
grams. Statistical Analysis,” a copy of which is enclosed.

Guestion. The Subcommittee has received numerous reports that some area offices
have been so badly damaged by HUD's personnel reduction policies that they can
burely tunction. What is HUD's policy with respect to the training and replacement
of personnel? How much money is available for this Bur ?

X:'\swer. The major reduction-in-force in the HUD Field Offices occurred at the
end of FY 1983, Obviously, this coupled with the reorganization of the Field Oftices
that occurred at the same time caused a certain amount of displacement of Field
staff, however, the new organization has been in place since October and the residu-
al effects should be minimal.

There is no a separate staff for the Section 202 r-ogram, but rather a combined
multifamillg development staff which handles the Section 202 program as well as the
other HUD multifamily housing programs. The staff allocations for the Field in
19%4 were based on workload and the Section 202 wurkload was fully staffed. One
comnpunent of our staff-year allocations in the Field is for training. For the Section
202 program, this component was approximately 7.2 staff-years, that is 2.7 percent
of the total staff-year ullocation or rougi v $300,000.

For those Regions at or below current personnel ceilings, replacement of staff is a
Regional prerogative, and for those who are above ceiling critical vacancies are han-
dled on an individual basis in Headquartera.

Question. How many section 202 staff have been affected by the RIFs?

Answer. The Section 202 Field staff is not a separate organization and, therefore,
it 15 not possible to separately identify Section 202 staff affected by the RiF. Howev-
er, for the entire HUB INield staff approximately one in six individuals were affect-
ed, and «})‘nl_v 2:)0 individuals were actually separated out of the 9,100 individuals
then in the Fleld

Qllc'i\'(lun. What specifically has been done to beef-up remaining Section 202 per-
sonnel?

Answer Besides the ongoing training effort in the Field for those Offices, in par-
ticular. that have experienced difficulty processing multifamily housing, staff have
heen shifted from within the Office from other program areas to multifamily and in
a4 few solated instances staff has been detailed from other Regions to assist the mul-
ufamily workload.

Question According to a recent University of Michigan study, the nation may
need as many as 235000 units of new housing cach year over the next 20 years to
meet the increasing demand for elderly housing. What role do you see for the Sec.
ton 282 program in meeting this demand?

Answer Thee Section 202 program is but one part of the Department’s effort to
et the housing needs of the elderly The private sector has greatly increased their
production of multfamily housing, from a seasonably adjusted low of 287,700 starts
i FY 1usl to o seasvnably adjusted rate of 639,000 starts in February 1984. The
previte sector 1s thus able to meet the increased needs for new housing, and the
ssstiv s enerally one of affordability, not a housing shortage. The Department does
not believe the need s for new constructiva generally, but rather a need to supple-
uwent the rental payment for those with the greatest need. This rental supplement
will be met by our Housing Voucher Program which will allow individuals to find
apprapriate housing in the private sector The Section 202 program, on the other
hard. will be avinlable to meet the incremental need for new construction in par-
ticubar markets where there may be a shortage of rental housing The Section 202
prowt wn s aot antended to be the single program at HUD for meeting the housing
avrts af the elderly

(oo stion Are vou contemplatingg any major changes in the Section 202 program”

Atswer There are no moyor changes contemplated in the Section 202 program

(osten 1s HUD withingg to commit atself to continuing the Section % subsidy of

wapects

.‘l-\\rt Yes, HUD intends to continue the Section » subsidy ol the Section 202
[ SRR BN T
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Question. Does HUD have any plans to open the Section 202 program up to limit-
ed dividend groups?

Answer. The Department has no plans at present to open the Section 202 program
to limited dividend sponsors because the ﬂpropriationl Acts for Department re-
quire that only nonﬁproﬁt sponsors be utilized. For FY 1985, in H.R. 5713, which was
enacted on June 26, 1984, the provision in Title l(aX4Xc) requires, ““provided, that
such commitments shall be available only to qualified nonprofit sponsors. . . R

Question. Has HUD ever developed any estimates on what the loss in tax reve-
nues would be if such a policy were to be implemented?

Answer. No, the Department has not conducted such a study.

Question. During the Subcommittee's hearing, the National Council for Senior
Citizens expressed serious concern about HUD action requiring withholding Section
8 HAP payments for the purpose of “ regaying" the projecta monthly mortgage
debt service payments. The manner in which this policy is being implemented raises
the following questions: (a) If project owners do not accept the new withholding
sysiem, will future contract rent increase requests be denied, despite the legitimacy
and justification of circumstances presented?

Answer. No. However, if any concessions or modifications of the HAP contract or
Section 202 loan are requested in the future, agreement to the “off-set’’ procedure
would be re;}uired as a condition of approval. (We do wish to clarify one misconcep-
tion. The off-set of monthly lpayments out of the Section 8 HAP payments is not
prepayment, but is payment for the current month owed to HUD under the amorti-
zation schedule.)

Question. Will HUD impose additional program and/or fiscal policy requirements
that might not otherwise be imposed should the project owner not concur in the
withholding action?

Answer. No The borrower has a binding HAP contract and Section 202 note and
mortgage. Unless the borrower requests modifications of those agreements, no addi-
tional requirements could be imposed.

QuesTioNs FRom CONGRESSMAN HAMMERSCHMIDT

Question. Since we are no longer constructing new public housing units and Sec-
tion ® tother than what is in the pipeline) and the private sector is not building
many lower and moderate income housing units—how do you explain your request
for only 10,000 units of Section 202?

Answer Within the limited resources available for housing programs the Depart-
ment hus taken the position that the Section 202 program, while a very important
effort. is also the most expensive program we operate. We, therefore, serve the
greatest need with other programs and have thus limited our request to 10,000 addi:
tinal units of Section 202.

Question. How many units of Section 202 has HUD recaptured since 19%0?

Answer As of March 30, 1954, a total of 4,209 units have been recaptured.

Question. Could you provide us with some of the reasons for the recapture?

Answer. Sponsor was unable to develop a feasible project; sponsor did not proceed
in a umely fashion; information requested by the Department was not provided;
sponsor could not obtain an acceptable site or local opposition to the project.

(Question Could you provide the Subcommittee with a breakdown of these figures,
mcl(;xdmg whether 1t was elderly or handicapped and the number of recaptures per
field office”

Answer Breakdowns showing the number ofJ)rojects and units cancelled for el
derly and handicapped by Fiscul Year and Field Office are enclosed. National and
Rewtional summaries also are enclosed.

Qravstion. What has the Department done formally to correct the lengthy time
pertod for processing 202°s in some field offices?

Answer See enclosed copy of HUD Notice H Ri-22, dated June 11, 1984, which
presently 18 bewr ¢ printed and will be distributed shortly to all Field Offices.

Question A letter was recently sent to Secretary Pierce {rom the American Asso-
dation of Homes for the Aging which said that housing sponsors are finding it diffi-
cult te. finance new projects because of the limits imposed by fair market rents It
<ud that .1 new HUD rule bases fair market rents on data that do not mirror the
true coute tesocrated with specialized housing for the elderly and handicapped. How
would vou respond to this?

Answer We do not agree that there is a nationwide problem with respect to the
teastbihty of Section 202 projects In fact. report of Section 202 projects being infea-
bl due to FMRs are greatly exaggerated So far this Fiseal Year, only two areas of
the country +Fort Worth, Texas and the State of Georgial have demonstrated that
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FMRs were too low bused on market data and we have responded by increasing the
FMRs in those areas. Our reviews of Section 202 projects have shown that, until the
Department began to strictly enforce ite cost containment policies and procedures,
most Section 202 projects were designed with budgets in mind that required the use
of the Assistant Secretary for Housing’s prerogative to exceed the published FMRs
by more than 110 percent. With our efforts to contain costs, we are finding that
fewer prujects need the Assistant Secretary’s prerogative and yet, we are continuing
to provide decent, safe and sanitary housing for elderly and handicapped families
uncrindividuals.

Where it can be demonstrated that increases in the FMRs for a given market
area is warranted, we will continue to publish such increases. Further, the Assistant
Secretary will continue to exercise his prerogative where justified.

In accordance with the statute and the regulations, Fair Market Rents are based
on market data which reflects what a renter is willing to pay for a comparable, un-
assisted unit of similar structure type and size which offers similar amenities. Fair
Market Rents are not based on the cost of construction.

Question. With respect to processing times, does the data gathered from HUD
only reflect the time that a complete Section 202 application has been submitted to
HUD and is being processed?

Answer. No; however long delays on the part of the sponsor in providing clarifica-
tion or missing documentation probably would result in suspension of processing
und the pruject would be placed in a preliminary reject status. Thus, such time
delays on the part of the sponsor would not be reflected in the processing time.

Question, Does HUD keep a record of "'sponsor time''?

Answer No. Sponsor time is_not formally tracked in HUD's processing reports.
However, each HUD Field Office could identify on a project-by-project basis the
amount of "'sponsor time."

(Question. Accordingly to American Association of Homes for the Aging (AAHA)
FMRs were lowered in many areas of the country. IHow can HUD justify lowering
FMRs when many 202 projects are infeasible because FMRs are too low?

Answer. We do not agree that many Section 202 projscts are infeasible. It is true
that FMRs for some areas of the country have been lowered. FMRs are not based on
cost of construction, but reflect the rent, including utilities (except telephone),
ranges and refrigerators, parking, and all maintenance, management, and other es-
sential housing services which would be required to obtain, in a particular market
area, privately developed and owuned (i.e., unsubsidized) newly constructed or
substantially rehabilitated rental housing of modest design with suitable amenities.
In areas where there is a soft market for rental housing, e.g., areas overbuilt with
rental housing which must compete with condominiums being offered for rent due
to slow sales, rents that can be obtained in the marketplace will not normally sup-
port the cost of new construction and since FMRs are based on market data, our
review may result in lower FMRs than those previously published. In such areas,
housing vouchers and/or existing housing certificates better address the needs of po-
tentially assisted families and individuals,

Question According to AAHA, HUD recently issued instructions that will require
202 borrowers to infuse additional funds to cover unanticipated cost increases on
projects where construction is by negotiated so! source contract?

How can HUD justify such actions in these projects when borrowers on projects
where construction is by competitive bid are not required to do so?

Is this HUD's way of effectively requiring competitive bidding in all cases?

Answer. HUD has issued instructions requiring an addendum to the construction
contract on negotiated sole source contracts whereby the contractor agrees that it
will not assert any claiim against the Owner or HUD in connection with increased
costs resulting from changes in the drawings and specifications arising out of errors,
omissions and deficiencies in the drawings and specifications. (See copy enclosed.)
, As you can see, not additional requirement has been imposed on the Section 202

jorrower

Question. Why has HUD eliminated automatic annual adjustments for Section 202
projects”’

Answer The automatic annual adjustment factor was eliminated because it re-
sulted 1n “injusted enrichment™ to the nonprofit sponsor. Because the Section 202
projects must be operated on a nonprofit basis and the budgets are subject to HUD
approval. the automatic annual adjustments were resulting in Section ¥ subsidies
far beyond that necessary to maintain an efficient, well-run project. Excess project
mearme of several hundred thousand dollars resulted in some extreme cases after
vt few yoaars of operation. Those Section ¥ funds can be used more effectively

72



69

than languishing in pruject reserve accounts or sponsor's inflating their operating
budgets with unnecessary expenses or services just to use the additional funds.

Question. Why is HUD proposing an increase in the Section 202 interest? (Accord-
ing to Conroy/Mclver, a 1 percent interest rate increase would actually cost the gov-
ernment $120,000,000 in budget authority.)

Anawer. See response to Congressman Bonker's Question 5b.

Question. Explain the Department’s rationale for requesting the debt service pay-
ments be offset from HAP ments. What will be the negative impact on projects
of ngD's proposed off-set o ion B payments by the amount of debt service pay-
ment?

Answer. By requiring use of the off-set procedure, we are improving cash man:ge-
ment practices and are operating more efficiently. Many sponsors are continually
severa? months delinquent in their monthly payments. The off-set procedure is ex-

to substantially reduce the debt collection rroblem. If a sponsor is experienc-
ing rent-up problems, the Field Office would notify the Regional Accounting Divi-
sion to cease the off-set procedure until further notice. Thus, if the Section & funds
were necessary for basic project operation, and lack of such funds would produce a
negative impact, the off-set procedure would not be used.
estion. Why is HUID not requiring borrowers to proceed to final closing and
commence amortiza‘,on?

Answer. Present.ly, there is no incentive for th: borrower to go to final loan clos-
ing and begin amortization. This has been icularly frustrating to the Depart-
ment in terms of our increased emphasis on debt collection and our efforts to reduce
fraud, waste and mismanagement. We currently are exploring several alternatives
which we believe mav be effective in getting projects to final loan closivng. Most, if
not all, of these would require regulatory amendments.

SFCTION 202 PROJECTS CANCELED IN FISCAL YEAR 1980 AND SUBSEQUENT FISCAL YEARS

Region All—Field office, Al !

Fiscal year
1980 6 3 P 285
1981 o 6 43 K1} 591
1982 . e 9 505 28 32
1983 . 13 140 38 N
1984 (through Mar 30, 1984) . . H W 9 165
Total 39 2.367 129 1.842

1 Some offices have had no cancellations since hscal year 1980 Only those offices wiich have cancetlations are included in
the altached sheels

Region 1 - Feld office. Al

Frscal year
1980
1481 | 10
198 : ! 62
1983 2 4 ! 18
1984 1o date . 1 16
Tolas 2 4l 16 166
Regson ' bwld olhce Boston MA
LT 1
i
: vﬂ: l “)
e Vi )
R 1 24 3 Ki]
LIRS dgtes l 16
HETS l A ! 8y
Regan 1 held Jtfce Manchaster NH
(RS TRX T
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SECTION 202 PROJECTS CANCELED IN FISCAL YEAR 1980 AND SUBSEQUENT FISCAL YEARS—
Continued

1981
1982
1983
1984 (to date)

Region |-—Field offics, Hartford, CT

Fiscal year
1980
1981
1983 ... ]
9B (20 0a18) ..o s i s .

Total . C e e ] 1
Region {—Fieid office, Providence, Ri

Fiscal year

1980
1982 e i o 2 19
1983 . . e e e v o v oo st s e S
1984 (todate) ... . .. L e

Region 11— Fieid office, Al

Fiscal year
1981 w e e 4 357 4
1982 1 102 9
- 1
l

1984 (to date) e e e s v ] 2

Total e e e e 9 682 15 182
Region 11— Field office, Puerto Rico

TS 3]

Fiseal year
198} 3
1982 . )

1983 )

1984 (to date) 1 Y]

Total . 4 WY
Region il —Fieid office. Buffalo

Frscal year
1980 } ®¥ . . .
1981 : : 1 6
1982 1 102 4 X))
1983 .
1984 1o dale) . e

Tatat 2 130 3 4

Region il hett office New York

becal year
198¢ ? 153
1981 i 24
L3980
984 } 6
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SECTION 202 PROJECTS CANCELED IN FISCAL YEAR 1980 AND SUBSEQUENT FISCAL YEARS—
Continued

TOd . oo e . H 153 2 0
Regon H-—Fiekd office, Newark

Fiscal year-

1981 e seressssosies oo 1 150 2 12
1982 .. . .. 5 62
1983 . e —————

1984 (todate) ................. 1 5

Region [1i—Fieid office, A

Fiscal year
1980 .. . - 1 100 3 15
LIl ———————_————— 1 s 1 112
08 e ——_————” .
1984 (todate) ... . 2 16

Totah .. ... — 3 165 13 23
Regoon 11—Field office, Phiadeiphia

Frscal year
1981 .. e . l 48
1982 e e s e e R R n e 1 10
98 . 0 L e s s e .
1984 (to date) . 2 16

Totad L e e e eaae oo e e 4 "
Regon [ll—Fieid office, Pittshurgh

Fiscal yeat
1380 - e e e e l 100 o s,

1982

1983

1984 (to date)

Total . - ! 100 1 6
negion {1 - -Freld office, Battimore

fiscal year
1980
1982 . e 1 K1

1984 (1o date)

Totai ) 1 35
Regon 1l -Feid office, Washington

brscal year
1980 o e A
198] . . ? X1 )
1987 . . .

1983
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SECTION 202 PROJECTS CANCELED IN FISCAL YEAR 1980 AND SUBSEQUENT FISCAI. YEARS—
Continued

Eidery Hondicaged
Projects  Usts  Pojch  Unity

1984 (to dale) .

Region lIl—Field office, Charleston

Frscal year:
1980 s s s e e s s 3 75
1L 1. OSSR s sssaaen 2 19
1982 .o 1 k| R
1984 (10 dal8) . .. .. s ¢ s

Region [1l-—Field office, Richmond

Frscal year
1980 . ..o - cvaie essss s sseten sesssses
1981 .. ... et e et pRS st s JETRUTN 1 5
1982 . .. . - cenerressssasesp srssseatenes
1983 .
1984 (todate) ... . .o . B

Fiscal year
1980 . o e
198)
1984 (to date) et ettt semeiane e veru saareneebase et ea e s s ema s enep oo

Total e e e s e+ eventes e s i 3 298 11 166
Region IV—Field office, Lousville

1 H

l U

1 100 l 12
8 118

Fiscal yeat
1930
1981 .
1982
1983 .
1984 (to date) . ..

Total e s 2 21
Region IV—tieid office, Jacksonville

Fiscal year
1981 . C o L - 1 T}
1982 S o l 100 e
1983 . ? 198 4 55

1984 (to date) - B} . e
Tota! . 3 298 5 69

Region 1V - Freld office. Jackson

Frgal yeat
1980
1981
1982 .
1383 ! 10
1384 (10 dater .

Totat ) i 19
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SECTION 202 PROJECTS CANCELED IN FISCAL YEAR 1980 AND SUBSEQUENT FISCAL YEARS—
Continued

Region */—Field offics, Greensboro

I8 ——————_————————————— 2 Q2
1984 (todate) ... ...

Fiscal year:
1980. . 1 U
1981
1982 -

1983

1984 (to date)

Regron V—Field office, NI

Fiscal yeor-
1981 s
1983 e ———— 11111t
1984 (todale) ..o v e s
Total . . ] 34 k'] 486

Region V—Field office, Minnesota

12 149

5 10
175

D = -
~>
—
—
—
~>

Fiscal year-
198 . . 5 40
1981 ey e e e e+ vt o secsessres s 1 A e
1983 .
1984 (to date) .

Region V—Field ffice, iinoes

Fiscal yoar
1980
1983 ) } e e ? 140 5 82

Totai

140 ] 102

~ |

Region vV Freld office, induna

Frscal year

1980 1 % 1

1981 : : - 2 15

1982 | 60 | 20

1983 1 4] | 10

1984 1to date) : PR L S
Tota 3 s 5 53

Region v - Fieid office, Wisconsin

fiscal year
1980 4 63
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SECTION 202 PROJECTS CANCELED IN FISCAL Ymu:d 1080 AND SUBSEQUENT FISCAL YEARS—
Conti

1984 (t0 6a8) . e
Region V—Field office, Grand Rapids

Total .

Region V—Field olfice, Detroit

Fiscal yeal
1981

1982 . .

1984 {10 6al8) oo e

Fiscal ye
1981
1982
1983 .
1984 (1o date)

Total

Frscal yeal
£1980 .
1981
1982
1981 e
1984 (lo date) T .

Totad

40 |
120 5 51
LI

364 3

<o o) oo oo o

Region Vi—Fwid office. Atbuquerque

Fiscal yeat

1980
1982 . . .. 1 40 . T
1983 e 1 12
1984 (lo dale} . . i 5 T

Totai ? 1} i 12
Regon VI ek otfice, Houston. TR

fiscal year

1980 . ..
1981 2 2
1982
fiscal year 1983 ? 18
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SECTION 202 PROJECTS CANCELED IN FISCAL YEAR 1980 AND SUBSEQUENT FISCAL YEARS—
Continued

Frocal year 1988 (10 0218) ... .o e i e o s 1 U
Tte. ... . e e s seeneenees § 64

Fiscal year
1980 e e
1981 e : 3 130

1983 e

1984 (to date) e e e J— , 1 A

Toldd ..o L e 4 154

Fiscal year
1980 e e
1982
1383
1984 (to date) o — - ! H

Total

Region VI—Fweid office. Dallas, TX

Frscal year
1980
1981
1982
1983 ) . .

1984 (lo date) . : .2 153 ... R

Total 3 13 2 59

Region VI~ Frid office. Littie Rock, AR

Fiscal year
1980
1981
1982 . e .
1983 . l 10
1984 (to date) : e

Total l 10

Region VI Fieid office, New Orieans. LA
Fscal year
1980
1981
1982 ) l 12
1981 l 11
1984 110 dale!

Totat

~

23

Region VI Feid office. Regunal Tolal

Frscal yeat
1980
1981
1982
1983
1984 (1o datey

Tatat 3 149

12
3
]
21

97

108
41

[e— Y
—~ RO AU e e
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SECTION 202 PROJECTS CANCELED IN FISCAL YEAR 1980 AND SUBSEQUENT FISCAL YEARS—
Continued

Region Vil—Field office, Kansas Cty

12
u

JIB3 .o emseinns ceesassese st iss s s st 1 )]
1984 (1o date) et st st e re e sttt e s

Repion Vii—Field offics, St. Lovis
JOBD.....coo e evecitius avtcstibauns severes sere s s AR AA AR RS048R4 AR R RS RR R s R eR SRR R RS s 8RRS04 s
198] . ... ceeeeeree104 4L ettt R840 44 R AR AR SRR 1 e AR AR s 1
1883 .. C e s st RR SR 0000010100144 BRR SRR AR RS SS RSB BB B £ et e
1984 (todate) ... .......... 1 2

Totat ... T 1 A

Regoon Vill—Field office, Denver regional office
Fracal year.
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SECTION 202 PROJECTS CANCELED IN FISCAL YEAR 1980 AND SUBSEQUENT FISCAL YEARS—
Continved
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